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INTRODUCTION

This report bresents a socio-economic assessment of alternative reuse
scenarios for the Quonset Point/Davisville facility. The alternatives pre-
sented were arrived at jointly with the planning task force. As such, they
réflect a consensus on land use planning, envirohmenta] and economic choices
for the site. Conversely, they are not the result of a wholly new marketability
analysis for the site.

The study has been divided into three princiba] technical tasks: (1) a
review of previous market and feasibility studies; (2) a synthesization of
development recommendations and alternatives; (3) an evaluation of the socio-
economic impact arising from the alternative development schemes.

This socio-economic assessment, therefore extends directly from previous
economic analyses for reusing the forﬁer Navy base and is intended as one of

several "informational" elements to assist the state of Rhode Island in formu-

~ Tating optimum policies and strategies for redevelopment of the site.

This volume is one of three reports designed to assist in the comprehensive
master planning of Quonset Point/Davisville. Companion documents include
Keyes Associates 1nvéntory of existing infrastructure and other facilities
together with recommendations and cost estimates for prescribed site develop-
ment. This information is summarized in Keyes Associates' report entitled

Quonset Point Technical Park Facilities Studies, dated March, 1977.

A second document, authored by the Coastal Resources Center of the University
of Rhode Island, systematically examines existing environmental conditions (e.g.,
water quality, soils, vegetation, aquatic life, etc.) and the estimated impacts
of redevelopment. Environmental findings are detailed in a report entitied The

Redevelopment of Quonset/Davisville, An Environmental Assessment, dated September,

1977.
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In addition to coordinating with these two consultant groups, Gladstone
Associates has been in close contact with representatives of state and local
agencies and with concerned citizens. Included here has been the Quonset
Point Master Deve]opmént Plan Task Force, consisting of representatives from
the Department of Economic Development, Rhode Island Port Authority, Statewide
Planning Program, Governor's Office, Department of Transportation, Department
of Health, the Rhode Island Historical Commission, and the towns of North

Kingstown and South Kingstown.

Purpose of the Report

While not intended as a substitute for a formal environmental impact
statement (EIS) this socio-economic eTement is patterned after the EIS pro-
cess and can serve as an economic planning document.‘ In that respect, the
work has been designed to provide decision makers with quantified estimates of
impacts associated with prospective redevelopment policies and strategies
for Quonset Point. |

While pinpoint population and employment forecasts resulting from a given
redevelopment program have not been detailed, reasonable possibilities are
defined and attendant impacts measured. These, in turn, provide a framework
within which policy decisions can be made. Thus, indicated conclusions and
recommendations rely primarily on "comparative orders of magnitude" rather

than highly refined socio-economic projections.

Working Assumptions

Two principal working assumptions have been used throughout the study
process. First, for purposes of this analysis, certain parcels -- primarily
the housing areas south of Roger Williams Way, with the exception of Kiefer

Park -- within the Quonset Point/Davisville complex were excluded from

ii



consideration. The reason for this was that the state and town of North
Kingstown had previously agreed that policies for and disposition of these
areas would be the responsibility of the town.

In addition, Navy retained parcels -- such as the Administrative Triangle,
portions of West Davisville, etc. -- have not been considered for intensive
reuse. The rationale here is simply that lease terms would likely be extremely
restrictive ~- including a 30-day cancellation clause -- effectively precluding -
major private investment.

Only the Flightpath and Dogpatch areas near the Davisville piers are excep-
tions in this respect. Under the 0il scenarios devéloped, these parcels are
necessary for water frontage and storage areas to be used in conjunction with
existing and proposed pier space.

Other working assumptions with respect to Tand uses considered are based
on the state's primary objective of broadening the economic base and maximizing
potential employment at this location. Accordingly, development potentials
for industrial, retail, hotel, marina and offices uses were delineated. On

the other hand, housing uses were not considered because these would not be

'directly responsive to this objective and because land use conflicts would

adversely effect residential marketability.

Report Organization

The report which follows consists of essentially three discrete parts.

Chapter One presents a summary of the socio-economic assessment and contains

a series of recommendations for subsequent actions.

In Chapters Two through Five, an overview is presented of market supports
underlying the development alternatives, beginning with a brief examination

of recent demographic and employment trends followed by detailed descriptions of

iii
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oil and non-0il related industrial development opportunities as well as office,
retajl, hotel and marina potentials.

Chapters Six and Seven delineate direct and indirect impacts respectively,
including: (1) construction jobs and payroll emanating from site development;
(2) Tikely absorption forecasts for the site with related job buildup, occupa-
tional breakdown, and payroll; (3) broad estimates of multiplier effects, and
(4) growth management issues for North Kingstown.

Finally, supporting statistical information is presented in four technical
appendices. These data are fundamental to the conclusions and recommendations
presented in the main body of the report, while at the same time serve as a
resource document to which changing methddo]ogica] assumptions can be appliied

as desired and against which future economic conditions can be measured.

iv
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. 'CHAPTER I
SUMMARY OF FINDINGS AND RECOMMENDATIONS

As stated in the introduction, this socio-economic assessment is part of a
larger task force planning effort -- including representatives from many govern-
ment agencies -- which formulated the three alternative development scenarios.

An early step in this process was a broad market evaluation for the respec-
tive land uses set forth in these scenarios.

In turn, the socio-economic implications of prospective redevelopment were
assessed for the scale and timing of various activities projected for Quonset
Point/Davisville. Additionally, potential financial problems confronting the
Port Authority and "growth managemenf“ fiscal issues at ‘the town level have been -
noted. |

- Summary conclusions set forth in thié chapter reflect more detailed analyses
presented in Chapters II through VII and broad statistical data found in the
technical appendices.

Summary of Development Scenarios

Three deve1opment‘scenarios were established on the basis of the likely
level of offshore o0il and gas "find," reflecting a range of possible demand
for onshore petroleum support facilities.

The varying intensity of oil-related uses is reflected primarily in alter-
natives for the Davisville Pier, Dogpatch and Flightpath areas, and to a lesser
extent in the Warehousing and Personnel Support areas.

At the same time for each of the scenmarios, a majority of the site is
reserved for general manufacturing and technical industries, retail, hotel, marina,

and office uses.



A summary of the redevelopment program alternatives is presented in
Table I-1 below, and a map delineating the subareas referenced is shown on
the following page.

As shown, the portion of the Quonset Point/Davisville complex covered
by this analysis ranges from approximately 731 acres (in Scenario III) to
816 acres (in Scenarios I and II). The approximately 85 acre difference between
these is accounted by land adjacent to the Davisville Piers -- presently
retained by the Navy -- which would provide necessary water frontage in accom-

modating oil-related users in either a medium or high find.

TABLE 1-1 SUMMARY OF NEW USES
ALTERNATIVE DEVELOPMENT SCENARIOS
QUONSET POINT/DAVISVILLE REUSE

Scenario I Scenario 11 Scenarfo 111
Subarea - Land Use Acres tand Use Acres Ltand Use Acres
Davisville Piers Mariga 20 Marina . 20 Marina 20
~ 1 Platform Fabrécation 85 Platform Fabrication 85 Water-Oriented Industry 85
Dobpatch/Fthtpath-/ Service Basese/ 265 ~ Service Bases 265 Open Storage : 180
Warehousing Area Service Bases " 70 Service Bases 70 Warehousing 30
’ i ' Technical Park 40
Golf Course Area Motel 9 Motel 9 Motel 9
- 0ffice Park 66 Office Park 66 Office Park 66
Personnel Support Area  Service Bases 40 General Industrial 40 General Industrial 40
Revenue Producing Area Electric Boat Expansion 30 Electric Boat Expansion 30 Electric Boat Expansion 30
. Service Bases 24 Technical Park 24 Technical Park 24
Kiefer Park Yechnical Park 98 Technical Park 98 Technical Park 98
Mill Creek Shopping Center 29 Shopping Center 29  Shopping Center 29
W Technical Park 20 Technical Park 20 Technical Park 20
West Davisville General Industrial 60 General Industrial 60 General Industrial 60

Tota1 816 816 816

1/ Scenardos I and I include 85 acres of Navy Retained Land adjacent to Dogpatch which are deemed necessary by petroleum
support companies for o] support activities of Scenarios 1 and II, but which are not needed in Scenario IIl where
there are no ol support activities. .

2/ Note: the term "service bases” refers to onshore petroleum support activities such as storage "muds” and other
supplies, crewboats, etc.

Source: Gladstone Associates

As illustrated above, the development scenarios contain many "constants.”
Most of the acreage -- between 605 and 690 acres -- is designated for labor

intense, manufacturing industries with smaller sites reserved for various

commercial uses.

-2-
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Primary differences occur in the Davisville Pier area, varying from plat-
form fabrication in petroleum'support industries (in Scenarios I and II) to a
single use, water oriented industry (in Scenario III). Another difference is
the previously mentioned addition of 85 acres of Navy retained land adjacent
to the Davisville Piers. Finally, Dogpatch and Flightpath areas could take
on either an oil-related character or could be developed to provide storage
for whatever water-oriented use evolves on the Davisville Pier site.

Similarly, portions of the Personnel Support area and Warehouse areas
may be utilized by petroleum support industries under a high find and
reserved for other industrial uses under a "no" or medium find.

The remaining parcels -- including West Davisville, Mill Creek parcels,
Golf Course, Revenue Producing, Keifer Park Housing, etc. -- are designated
for corresponding uses in each of the three scenarios.

Socio-economic impacts described in the section immediately below were
assessed in light of these respective land use allocations.

Socio-Economic Assessment Findings

Both direct and indirect impacts that can be attributed to redevelopment
of the Quonset Point/Davisville facility have been evaluated including: esti-
mates of construction jobs and payroll resulting from site development, (i.e.,
construction of infrastructure, site preparation, etc.); creation of on-site
jobs through>the 1o£ation of new industrial facilities; and indirect, non-
manufacturing jobs resulting from economic base multiplier effects. Both
direct and indirect impacts have been measured in terms of employment, Tikely
skill or occupational levels, and personal iﬁcome.

In addition, an evaluation of the fiscal/growth management issues which

would result in North Kingstown is presented.
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Direct Impacts

Impact of Site Development

Based on construction budget estimates for site development -- provided
initially in the Keyes Associates' facilities plan and revised by the Depart-
ment of Economic Development -- between 2,500 and 5,300 person months of
construction employment is forecast for Scenarios III and Scenario I respec-
tively. This reflects the more modest capital improvements required under
the no oil scenario compared to the high find in which 8,000 linear feet of
additional pier space wﬁu]d bé developed.

Patently, each of the scenarios provides for a substantial amount of
construction emp]oyment; thereby easing recent high unemployment pressures
in that industry.

It should be noted, however, that these estimates noted here reflect only
state-sponsored site development efforts in prepartion for new industrial and

commercial users., Additional construction required to build new plants,

- stores, warehouses, and other private facilities is not accounted. Hence,

the aforementioned construction employment estimates are conservative.
Similarly, with respect to &irect construction wages, estimates range
from a 1ow of $3.5-$4.5 million (Scenario IfI) to $6.7-$8.6 million (Scenario
II) and up to a high of $7.3-$9.4 million (ScenaribAI). Again, differences
among these reflect varying capital improvement costs for buikheading and '
finger pier'space provided in Scenarios I and II respectively but not in
Scenario III. As before, private capital investments are not included in these
projections.

Estimates of On-Site Emp10yment

Estimates of future on-site jobs have been made taking account of the likely

absorption of the Quonéet Point/Davisville property and the particular industry
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mix contained in each of the scenarios. Displayed in graphical form for the
25 year forecast period below, these forecasts reflect respective oil-related
phasing expectations. :
ITlustratively for the no oil alternative, phased absorption is shown

in "steps" or employment gains for di;crete five year periods, This reflects
Judgements as to the timing of certain development as well as limitations in
attempting annual forecasts over a long term.

o ILLUSTRATIVE EMPLOYMENT

ALTERNATIVE DEVELOPMENT SCENARIOS
QUONSET POINT/DAVISVILLE REUSE

20,000
i L e e P
, - - —::,'-.:_—-"—”
- / -z
15,000~ . [}
1 | ==
10,000 DEVELOPMENT SCENARIOS
] Scenario | - High Find Oil
-~=~= Scenario i — Mixed Use
- —— Scenario Hit ~ No Oil
3,000
-4
¥ 1 T ¥ ] 1

T 1 1 T T 1 Yy 1 .7 i 1" 1 R
1 2 3 4 3 67 8 9 101 121314151 171819 2022 23 24 25

Source: (ladstone Associates

Employment in Scenarios I and II has been forecast using similar assump-
tions but adding more specific time phasing for petroleum support industries

as developed by the New England River Basins Commission.

s
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Each of the three scenarios have different job buildup characteristics.

Specifically, by year 10, the two 0il scenarios out-pace the non-0il alter-

native, whereas over the long term -- assuming reuse of previously oil-related

parcels in the final phase -- the three scenarios result in approximatel

y the

same number of on-site jobs., Clearly, a trade-off for these alternatives is

established relating to the timing of job buildup over the short and long

term.

The trade-off is summarized in Table I-2 below. We consider the short and

Tong term to be years 10 and 25, respectively.

TABLE -2 NEW ON-SITE JOBS GENERATED
QUONSET POINT/DAVISVILLE REUSE
YEARS 10 AND 25

New Jobs in Alternative Scenarios
1

II T
Year 10 €,400 6,300 4,800
Year 25 11,000 11,800 11,650

Note: Scenario [ is for High Find 01l Related Land Use,
Scenario II 1s for Mixed Land Use with Medium Find
011 Support, and Scemaric III is for Industrial, &
Commercial and Recreational Land Use. % &
A
Source: Gladstone Associates @Qﬁg
g &=
Ny fﬁb‘?
AR
%"“’n;‘l
S,
S
%
We find that in the short term (10 year outlook), Scenarios I and Il
result in a significantly higher number of new jobs than Scenario III. Petroleum
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support industries at Quonset Point/Davisville would result in between 6,300
and 6,400 new on-site jobs by year 10, compared to only 4,800 in the "no oil"
alternative.

Consistent with state objectives, this represents an important factor in
evaluating the risks attendant in each of the alternatives. The prospect for

achieving job levels indicated appears more firm in Scenarios I and II.

“Further, the indicated employment differentials appear to support continuation

of the DED marketing policies aimed at petroleum support industries since
greater opportunities are indicated fof short term beneficial impacts compared
to relatively "equal" long-term benefits.

This last point is illustrated by the 25 year employment forecast
for 11,000 to 11,800 new on-site jobs under each alternative. Of particular
import here is that the land in the Davisville Pier, Dogpatch, and Flightpath
areas, used early in the development process would not be committed permanently.
Rather, these would serve temporary uses allowing these sites to be redeveloped

at a later date. Moreover, this "second round" prospect appears promising,

given associated land and waterfront resources characterizing these parcels.

This serves as a further reinforcement for scenarios I and II from an economic
perspective, assuming that appropriate environmental safeguards -- discussed
in the Coastal Resources Center report -- are implemented.

Skill or Occupational Level

Nearly as important as the quantity of new jobs is the type of employment
generated, as reflected for each of the scenarios (in the long and short term)
by occupational and skill levels.

In all alternatives, a large proportion of the employment anticipated
likely will be for skiiled personnel including professional and administrative,

craftsmen, foremen, and other highly trained workers.
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This outlook reflects two primary factors: (1) the industry targetiﬁg
process undertaken by Harbridge House, Inc. which emphasizes labor intensive,
growth industries requiring skilled labor -- to be incorporated in the
technical park and general manufacturing sectors of each scenario; and (2)
the types of oil-related uses which would be encouraged at Quonset Point/
Davisville -- particularly platform fabrication, requiring large numbers
of skilled welders.

On balance, these scenarios provide for an appreciable proportion of
high paying jobs along with some corollary requirements for unskilled workers
such as Taborers and service workers.

On-Site Payroll

Taking account of the above estimates of jobs and occupations, annual
payrolls have been estimated for all scenarios in both the long and short term.
Reflecting the more rapid build-up of jobs in Scenarios I and II, new payroll --

of more than $90 million -- surpasses that of Scenario III by a considerable

; amount. This again illustrates the desirability of attracting a greater employ-

ment base in the short term.

TABLE I-3 NEW ON-SITE PAYROLL
QUONSET POINT/DAVISVILLE REUSE
YEARS 10 AND 25

New ;gyroll in A1ternati}? Scenarios (In Millions)
111

Year 10 $ 95.6 $ 93.6 $ 60.5
Year 25 $132.7 $140.6 $137.5

Source: Gladstone Associates

&? .
- : e

As with the estimates of new jobs, payroll in the long-term tends to

balance out among the three scenarios. Specifica]]y, we estimate that annual



wages and salaries between $133 and $140 million will be generated on-site
reflecting once again the reuse assumptions for previously oil-related parcels

as well as the specific industry mix represented in each scenario.

Indirect Impacts

Multiplier Effects -

Using the above on-site employment growth, potential secondary impacts
with respect to job spin-offs have been estimated, taking account of various
non-manufacturing jobs generated by the expanded Quonset Point/Davisville
economic base. The inclusion of these multiplier effects rounds out the site's
potential employment benefits. |

Estimates of secondary job "spin-offs" it must be emphasized, can only
be generalized as to comparative "orders of magnitude" for the respective
scenarios in the long and short term. In this connection, specific attention
was given different multiplier potentials for general manufacturing and oil-
related industries.

As shown in Table I-4, "spin-offs"‘fbr>the three scenarios show a
similar pattern to on-site employment buildup. The two scenarios including
petroleum support industries have a faster buildup of jobs with a corresponding
more rapid generation of spin-off employment, accounting for approximately 4,000
off-site jobs in the short term. By comparison, only 2,900_0f this type\ére

forecast for under Scenario III.

. TABLE I-4 ESTIMATED J0B SPIN-OFF
QUONSET POINT/DAVISVILLE REUSE
YEARS 10 AND 25

Job Spin-off from Altermative Scenarios
1 ’ 11 | 481

Year 10 4,000 4,000 2,900
Year 25 6,400 6,900 6,800

Source: Gladstone Associates

~-10-
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Over the long-term, assuming redevelopment of previously oil-related
parcels, the "spin-off" for all three scenarios would be comparable, ranging
from 6,400 to 6,900 off-site jobs.

Similarly, personal income for this secondary employment would account
for approximately $75-$80 million per year by year 25, clearly a substantial
benefit, although more diffused among effected communities depending on the
residential locational patterns of Quonset-related population.

Fiscal Issues in North Kingstown

Comparing baseline population forecasts with possible induced population
growth in the town of North Kingstown highlights several critical growth manage-
ment issues. In addition to signficiant population growth attributable to
Quonset deveiopment -- on the order of 7,000 to 20,000 people -- North Kingstown's

population would be expected to more than double under normal circumstances

. over the next 25 years.

The town's increasing role as a bedroom community for Warwick, Cranston and

,‘Prpvidence employment locations -- due to excellent acéessibility and attractive

environment -- results in these suburbanization pressures.

Impacts attributable to Quonset Point/Davisville redevelopment, of course,
wi11‘be influenced by public policy directions., As such, the actual realization
of these population forecasts is a function of future government actions.

Municipal services, schools, utilities, police and fire protection, will have
to be substantially expanded in any event, even if Quonset employment opportunities
dd not materialize as envisioned. |

The fiscal burden of providing these services is 1ikely to be substantial.

Sound planning practice dictates that a number of forward-looking major policy

measures and decisions be reviewed and that contingency plans be developed.

/
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Included in these would be all matters relating to growth management such

as zoning, capital improvements for water, sewer, roads, schools and the like.
Under these conditiohs (and recognizing the wide range of policy options

available) the fiscal implications of Quonset's potential impact cannot be

specifically assessed within the scope of this study. Rather, major issues

are identified and addressed in line with the recommendations discussed immediately

below.

Recommendations

Recommended actions for consideration at respective levels of government
together with economic-related issues are presented in the paragraphs below.

North Kingstown Comprehensive Planning.

As a result of the severe growth management issues described above, a
thorough updating of the town's comprehensive plan is recommended. As is
readily apparent, the present plan, predicated on the continued major Navy

presence and not fully accounting for the indicated.current and future suburban-

ization pressures, has been overtaken by recent events.

As mentioned previously, salient issues relating to population growth
must be addressed as illustrated by:

-- Possibilities for revising the zoning ordinance to allow for
higher density development in certain sections of the town

(e.g., the Post Road corridor for which expanded sewer service Fo %
will likely be available in the foreseeable future) while ,ﬁ%g
preserving a less intense character in the balance of the town. ﬁ&g g%§

. A%

-- A determiniation of how substantially increased population .ég?kééé

levels would be serviced -- in terms of infrastructure and Wg\ﬁ%%§
associated municipal services -- and the implied costs e
incurred. é%yﬁgé%

s

-- Prospects for additional sewer system extensions to allow fé%ﬁ%@

“smaller lot development, thereby providing housing over a &
broader price range than is currently possible.

-12-



- Dgtai]ed fiscal trade-off analysis to identify uses which
will 1ikely carry a fair share of financial burdens (e.g.,
large Tot subdivisions with corresponding large houses
and families do not typically cover the cost of municipal
services incurred for items such as schools, road main-
tenance, etc.).

Consideration of some of these issues, now underway according to our
understanding should give careful attention to the definition of alternatives
to be studied including several approaches for accommodating substantial popu-
lation levels (i.e., up to 50,000 to 60,000 peopie by the year 2000).

In addition, the accelerated rate of population growth throughout the
West Bay -- including South Kingstown, Narragansett, Jamestown, and Exeter --
suggests the need for systematic examination to assure orderly growth within
the fiscal resources of these affected communities as well.

Site Development Recommendations

The redevelopment of Quonset Point/Davisville is a complex task which

will require strong management and planning by the state's Department of

.Economic Development and Port Authority. Issues to be addressed include site

'access, phasing, financing alternatives, and detailed financial planning. Each

of these are discussed immediately below.
Site access is an important consideration for marketing the property to

potential industrial users. Specifically, the facilities plan to date has

“described a "transportation corridor” from the Navy base entrance on Route 1

to Rhode Island Route 4. Direct highway access to this latter major highway,
of importance from a marketing standpoint, will also raise a number of environ-
mental issues -- e.g., wetlands, wildlife habitat, and impact on existing
residential area. Accordingly, it is recommended that required EIS planning to
fully explore alternative solutions be carried out as expeditiously as possible,
including various transportation modes -- including freight service, shuttle |

buses, commuter buses. .

-13-
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Another important development issue is the phasing of needed capital
improvements. As detailed in the Keyes Associates' report, full development
of the Quonset Point/Davisville facility will require a substantial capital
investment. Major sewer and water systems, roads, additional pier space and
similar supporting infrastructure should be provided in the most cost effective
manner possible.

From a marketability standpoint, however, optimal phasing appears difficult
since a number of the more attractive sites -- notably the Davisville Pier
and West Davisville -~ are not now fully served by necessary utilities. On
balance, it is desirable to stage these in such a way that improvements are
made just prior to the end use of a particular site.

Closely related to this phasing question.is financial planning. Several
issues should be considered here including, lease rates, financing plans,
phasing, operating costs, sources of funding, initial purchase price, etc.

Even while information with respect to most of these variables is unknown

., or subject to negotiation, the state should begin to formulate alternative

strategies for managing and financing this project. Accordingly, to assist
this effort, a discounted cash flow model would be helpful in: (1) establish-

ing the state's financial position in the project initially, and (2) identifying

~ needed assumptions and policy options for testing once major considerations such

as purchase price and development costs are firmed up. Illustrative of the

options which might be explored are:

. Financing: EPA grant and loan programs, coastal zone energy
impact program, EDA loans and grants, bank loans, revenue
bonds, etc.

. Phasing and absorption alternatives.

. Lease rate structures or land prices.

-14-



Stated another way, this analysis would examine state benefits; seeking
to balance front end investment, financing chargés. etc., against the project's
anticipated long term revenue stream. |
* * *
These summary findings and recommendations are based on broad market exami-
nations (Chapters II through V) and detailed impact analyses (Chapters VI and
VII). Additionally, a substantial data Base developed during the course of the

study is presented in the Technical Appendices.
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CHAPTER 11
BACKGROUND ECONOMIC AND DEMOGRAPHIC INDICATORS

Re-use of Quonset Point/Davisville represents an important element in
Rhode Island's overall economic development.

Preceding detailed analysis of prospective benefits, this chapter ex-
amines background economic and demographic indicators with emphasis on past
employment and unemployment trends. (More extensive discussions of findings

and sdpporting data is provided in Technical Appendix A.)

Employment
With the Navy departure and onset of the 1974-75 recession, Rhode Island's

grave employment problems highlighted the need for expanding the state's eco-
nomic base to provide sufficient jdb opportunities for its residents;

Even preceding these recent events, Rhode Island's economy for 1960-1973
expanded moderately at best as noted on the following chart. As shown, the
state's employment base lagged behind that of New England, growing from slightly
less than 300,000 jobs in 1960 to approximately 360,000 jobs in 1973.

Two factors are important to recognize in this respect: (1) historically,
New England and particularly Rhode Island have continued to grow af a modest

rate compared to the rest of the nation; and (2) since 1973, recent economic

stagnancy has simply magnified problems associated with moderate growth é§§f
3
reflected both in unemployment and underemployment. This latter factor, noé%?iﬁéf
directly quantified in this study is of special concern, carrying as it d%§§i£§?
. N
additional adverse social and economic effects. E3 s
%@
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More evident is the problem of unemployment (shown in Table II-2) which
since 1970 has increased sharply from 5.6 to 8 percent. Moreover, the rate
was very high at 13.9 percent and 9.3 percent during 1975 and 1976 when the

full effects of the recent recession were felt.
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TABLE 11.2 SUMMARY OF UNEMPLOYMENT TRENDS
STATE OF RHODE ISLAND
1970-1977
Year Labor Force umggimquymeﬁéggg
1970 394, 700 22,000 5.6%
197 399,100 28,400 7.1%
1972 412,600 27,800 6.7%
1973 422,200 26,800 6.3%
1974 427,400 N300
o978 426,100 59,400 13.9%
1976V 425,700 39,800 9.3%
1977/ 430,400 34,500 . 8.0%

1/ Data is for March.

Source: Annual Planning Report, May, 1976, and Employment
Bulletin, monthly, R.I. . )

Dept. of Employment Security.

Occupational characteristics of the unemployed show that sizeable numbers

of people in all job categories have been affected.

Nearly 10 percent of this

group, for example, include professional, technical or managerial personnel;

15 percent clerical and sales workers; and more than 30 percent trade workers

of various types (Table II1=3).

The unemployment and underemployment problems referenced here are in-
dicative of numerous social and economic difficulties effecting various stratggh

of Rhode Island population. While successful re-use of Quonset Po1nt/Dav1§§§§

L)

@ :;,

ville will not alleviate all of these problems, considerable beneficial y@ngctsv

?5‘ &

can be expected in light of the indicated potential (noted below in this réport)

for attracting more than 11,000 new jobs and generating secondary gains for

perhaps an additional 6,000 employees.

-18-
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TABLE II-3  OCCUPATIONAL CHARACTERISTICS OF THE INSURED UNEMPLOYED
' RHODE_ISLAND
OCTOBER, 1976 - FEBRUARY, 1977V

Five Month
Number AvemgePercent
Professional, Technical, and Managerial ' 1,958 9.9%
Clerical and Sales 2,923 14.8%
Service 1,327 6.7%
Fishery, Forestry, and Related Occupations - 356 1.8%
Procefsing ) €56 3.3%
Machine Trades | 1,546 7.82
Bench Work 1,984 10.0%
Structural Work ) 3,285 16.6% .
Miscellaneous 1,855 - 9.4% ‘
Information Not Available . : _3,852 _19.5¢%
Tota1?/ 19,744 100.0%

1/ Data obtained from selected mid-month weeks.
2/ Column sums may not add to totals due to rounding.
Source: Rhode lsland Department of Employment Security; Gladstone Associates.

Pqpu1ation. Households, and Personal Income

Demographic factors, 1ike those for employment, reflect Rhode Island's
moderate economic growth rate.

More significant to this study, however, are changes for West Bay and
Kent County subareas -- outlined on the map following -- which have grown more
rapidly than the balance of the state. (Indeed, a substantial amount of intra-
migration is apparent with growth rates for population, households and income
increasing much more rapidly here than for the state as-a-whole.)

This illustrates the continued suburbanization of employment and housing

on the western side of Narragansett Bay and underscores a number of favorable
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marketing factors for the Quonset property, including expanded labor force

availability, proximity to other industries and services, growing acceptability

mof further-out suburban locations, and related considerations.

It is against this background that the marketability issues and socio-
economic assessment, detailed in the chapters which follow, have been

eval ué ted.
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CHAPTER I1I
" "OVERVIEW INDUSTRIAL MARKET OUTLOOK

Past Rhode Island markets and likely future potentials are related to
industrial development opportunities at Quonset Point/Davisville in this
chapter.

Not intended as a new comprehensive marketability analysis -- in line
with prior DED agreement, this examination extends work previously carried out

for the Department of Economic Development, most notably Industrial and Commer-

- cial Marketability of Surplus Properties in Rhode Island prepared by Harbridge

House, Inc. in April, 1976.

As such, the objective here has been to arrive at a likely absorption and
industry mix for Quonset Point/Davisville which in turn, would serve as the basis
for measuring socio-economic impacts of the respective redevelopment scenarijos.

Since, as noted in Chapter I, land available for redevelopment at Quonset

"Point would be designated primarily for industrial uses, this overview of indus-

trial markets is central to the socio-economic assessment.

Industrial Construction Trends

At the outset, Rhode Island construction trends for the past ten years have

~ been examined :in detail at a subarea level {See Table III-1 on the following page

and the map which follows).

New industrial development totaled nearly 12.9 million square feet of floor
space between 1966 and 1975. Given business "cycle" fluctuations, these trends
span substantial development during the boom of the late 1960's compared to the

more sluggish -- and even recessionary patterns -- of the early 1970's.



TABLE III-1 SUMMARY OF INDUSTRIAL CONSTRUCTION
RHODE_ISLAND BY SUBAREA

1966-1975
New Industrial Floor Space (S.F.)
Subarea 1966-1970 1971-1975 Total

West Bay 99,900 124,200 v 224,100
_Kent County 1,651,400 1,772,500 3,423,900
Urban Center 3,109,200 1,945,900 5,055,100
North-Northwest 1,041,000 1,732,600 2,773,600
Bristol County 263,300 151,500 414,800
East Bay 654,800 119,400 774,200
’ Southwest 138,900 83,300 222,200
Total 6,958, 500 5,929,400 12,887,900

Source: R.I. Dept. of Economic Development; Gladstone Associates.

As important as the magnitudes noted is the distribution of this develop-
ment over the long term. West Bay Communities -~ consisting of North Kingstown,

South Kingstown, Narragansett, Exeter, and Jamestown -- accounted for only a

“minor portion of the state's industrial development total reflecting the lack

of adequately serviced industrial sites, particularly with respect to sewer
facilities and other necessary utilities. More basic, however, is the fact
that past industrial markets have been focused in the state's urban areas.
Development in the 1960's and 1970's focused in the Urban Center, Kent
County and North-Northwest Rhode Island. Together these three subareas accounted
for more than 11 million square feet -- fully 87 percent -- of Rhode IsTand's
new industrial floor space. While future industrial development may not follow
this pattern to the same extent, the scale of this activity points up the compe-

titive nature of industrial markets throughout most of the state.
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Quonset Point/Davisvilie Absorption Forecast

Absorption potential for the Quonset Point/Davisville industrial acreage
set forth below takes full account of these past trends.

Assuming a Floor Area Ratio of 0.2 -- i.e., the ratio of floor space to
land area -- for approximately 630 acres of industrial uses; about 5.5 miltion
square feet of new industrial space would be marketed at this site. This
represents slightly less than one-half of the new space built in the entire
state over the last ten years, and 25 times more space than was constructed in
the entire West Bay over the same time frame. l

Simply stated, the scale of this acreage is quite sizeable compared with

past Rhode Island industrial markets.

At the same time, Quonset Point/Davisville affords marketing resources not
available in other industrial parks in the state. Included here are: water
frontage, planned secondary sewage treatment capacity; necessary supporting
utilities; large contiguous sites; and other major features.

A]so noted in this analysis-is available industrial land in West Bay and
Kent County locations which would be somewhat competitive with Quonset Point/
Davisville. Clearly, alternativé sites -- such as the existing Hillsgrove
and West Warwick industrial parks and the recently announced project off I-95

in West Warwick-Coventry-West Greenwich -- will compete for some of the same

tenants. - More important, however, is the fact that these locations will also

complement each other, offering parcels-of varying size, different amenities,
etc.

Thus, the availability of these alternative West Bay and Kent County loca-
tions -~ including Quonset -- will enhance DED's overall recruitment effort,

although 1ikely slowing the absorption of the former Navy base somewhat.
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Similarly, Quonset absorption also should reflect the diffused pattern
of new industry in the state given particular locational requirements with
respect to a variety of factors including: markets; labor pool; transporta-
tion; base materials and related 1items.

On ba1ancé, an absorption period of 20 years will likely be required

to fully market the industrial land at Quonset Point/Davisville.

Industry Types

Equally important to the socio-economic assessment has been an jdentifica-
tion of the industry types likely attracted to the site.

Included are on-shore petroleum support companies, warehousing, and
manufacturing industries.

Focus in this seétion is on manufacturing industries, while petroleum
support and warehousing are discussed elsewhere in this report.

As a starting point, so-called "target industries" identified by Harbridge

House would be given high priority for this location. This process aims at

- identifying specific industries -- on a four digit SIC level -- which comprise

the "main targets" for the aggressive industrial recruitment program now under-
way. These industries in turn were identified because they respond to several

of the state's objectives -- e.g., labor intensive enterprises requiring highly

- skilled workers and paying commensurately high wages and salaries. These indus-

tries and their projected national growth rates and. prospective employment ex-

pansidn in Rhode Island are displayed in Table III-2.
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TABLE Ill-2 SUMMARY PROFILE OF TARGET INDUSTRIES
STATE OF RHODE ISLAND
1972-1985
Expected Expected Annual Employment Growth
Annuall 2/
Industry Growth—/ Nation Rhode Island~

Biological Products 8-10%
Medicinal Products 8-10% 150,000 300-600
Pharmaceutical Preparations 8-10% <
Medical Electronic Equipment 12-30% " 16,000 50-100
Dental Equipment & Supplies 7-121 16,000 50-100
Communications Equipment 12-25% 316,000 600-1,000
Engineering, Laboratory,

Scientific & Research Instruments 12-25% 44,000 150-300
Instruments for Measuring and Testing ’

of Electricity & Electrical Signals 12-25% 65,000 200-400
Instruments for Measurement, Display,

& Control of Process Yariables 12-25% 39,000 150-300
Turbines 4-6 % 47,000 50-100

Tota] hntad 593-000 1.5%’2:900

1/ These rates reflect Harbridge House estimates.of employment and sales growth.

2/ Derived by estimating a R.I. employment share capture ratio of between
3-5 percent annually of industry growth.

Source: Harbridge House, Inc.; R.I. Dept. of Economic Development.

While reflecting high growth possibilities, and most lucrative from the

state's standpoint, it would be unrealistic to conclude that these would be the

- only industries attracted to Quonset Point/Davisville.

Accordingly, we have

examined a series of other industry sectors in order to identify complementary

SIC categories for likely future industrial development.

Criteria here include

recent employment growth in Rhode Island, new industrial construction, target

industries, other national growth industries from which Rhode Island could

benefit and finally, underrepresented industries in the state. (Table III-3 on

the following page.)
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TABLE III-3 MOST LIKELY MANUFACTURING INDUSTRIES
FOR NEW DEVELOPMENT AT QUONSET POINT/DAVISVILLE
: Other Growth
Recent Recent Harbridge - Industry . .
Employment . Industrial House Target Identified byl Under-represented2

Industry Growth Construction Industry Harbridge House-/ R. 1. !ndustry—-/
Publishing and Printing X
Chemicals X X
Rubber Products X
Leather Products X
Glass X
Fabricated Metals X X
Machinery X
Electrical Machinery X X X X
Transportation Equipment X
Instruments X X
Miscellaneous (includes

silver and jewelry) X X .

1/ Unpublished Harbridge House estimates of potential employment growth in Rhode Island.

2/ Refers to those industries which are growing in New England but dec1ining in employment fn Rhode Island.

Source: Gladstone Associates

As shown, the target industry mix is broadened to include publishing and
printing, rubber products, leather products, glass, fabricated metals, trans-
portation equipment, and miscellaneous industries which include silver and

jewelry companies.

In sum, this broadened 1ist of industries has served as a

primary input to the socio-economic and environmental assessment carried ou;§§3%;*

in this master planning process. While not intended to be entirely compre-

hensive within the scope of this study, this mix represents likely industry

groups that might be attracted to the former Navy base.

Taken together the absorption forecast and industry mix, combined with

the conclusions on petroleum support industries and ancillary commgrcia1
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facilities in the following two chaptérs, are incorporated directly into the
socio-economic assessment of direct and indirect impacts. Additional statis-
tical information on background market conditions is contained in Appendix A
while development assumptions and supnlementary impact data is delineated in

Appendix C.
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CHAPTER IV
PETROLEUM SUPPORT INDUSTRIAL POTENTIAL

A key aspect of the socio-economic assessment has been to evaluate the
scale and characteristics of on-shore facilities that might be attracted to
Quonset Point/Davisville as a result of oil and gas development on the outer
continental shelf -- inc]uding Georges Bank and the Mid-Atlantic Region.

Patently, the possibility of petroleum support bases has stirred concern
among interested parties in Rhode Island. Specific issues have included
environmental questions re]ating to potential oil spills in Narragansett Bay,
possibilities for only short-lived activity causing similar adverse impacts to
the Navy departure, importation of large amounts of §k111ed labor to fill these
Jobs rather than using existing Rhode Island work force, etc.

We have addressed these issues by drawing on authoritative sources and

coverage such as the NERBC-RALI projects for Georges Bank and the Woodward-

Clyde Associates study of the Mid-Atlantic Region. Although the "find" level
remains the key unknown variable, reasonable development potentials at Quonset
Point/Davisville have been established based on the timing and nature of likely

petroleum support uses under medium and high find assumptions.

mation is contained in Appendix B to this report. : %fy;
Qverview of Marketability S
Qgﬁég

On-shore petroleum support industries encompass a wide range of opéﬁ%@ions
from service bases to gas processing plants and refineries. Our task here was
to iqentify those uses potentially attracted to the Davisville site and, con-

versely, to exclude those for which other, better located or more appropriate

~ sites were available. In so doing, attention has been focused on on-shore
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facilities needs to service the Georges Bank region, while recognizing the
possibility that the Mid-Atlantic Region could also be serviced from this site.
A summary of all oil support facilities considered and the 1ikely develop-
ment at Quonset Point/Davisville (shown in Table IV-1 below) includes service
bases, platform fabrication yards and insta]]atidn service bases, pipelines

and related uses, gas processing plants, marine terminals and a refinery.

TABLE IV-1.  ESTIMATES OF 0CS-RELATED ONSHORE SUPPORT FACILITIES
FROM MEDIUM FIND GEORGES BANK AND MID-ATLANTIC SCENARIQ
AT QUONSET POINT/DAVISVILLE

Totall/ Quonset Capture (Maximum)g/
Number of tand Use Number of Ltand Use
011 Support Facilities Facilities _{Acres) Facilities ~(Acres)
Service Bases:
Temporary : 5-6 N4 2-5 30-80
Permanent - 10-18 790 5-14 290-480
Platform Fabrication Yard 1 1,000 1 100
Platform Installation -
Service Base . 2 20 1 20
pipelines and Landfalls 8 242 0 -
Pipeline Installation
Service Base . 13/ ‘ 2°y 1+ 20+
Pipe Coating Yard Y 100%/ L+ 100+ -
Gas Processing Plants { 10 720 o o ee
Marine Terminals . 2 80 0 -
Refinery 0 0 0 - Lo s
Totals -- 3,086+ - 560-800+ é@j?

1/ NERBC-RALI Project, Onshore Facilities Related to Offshore 011 and Gas
Development (Georges Bank]); Woodward-Clyde, Mid-Atlantic Regional Study;

2/ - Gladstone Associates.

3/ Figures are for Georges Bank only. Mid-Atlantic region figures are not
available.

. In terms of Quonset development, primary potentials cover general service

bases as well as platform and pipeline installation bases. In addition, a srﬁa’l'l
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platform fabrication yard has been inc]uded, reflecting the expressed desire
by the Brown and Root Company to establish a facility at Quonset Point/
Davisville.

Assuming a "100 percent capture” of all identified uses, approximately
800 acres of land would be required to accommodate them. However, because of
the limited water frontage and the Department of Economic Development's desire
to attract a more diversified industry mix to Quonset, only approximately 400
acres of oil-related development have been incorporated into alternatives 1
and II. From a marketability standpoint, therefore, the final development
schemes represent an achievable and realistic capture of 1ikely on-shore petro-
Teum support facilities.

1t is also important to recognize the significant uses for which market
support is limited and which‘were eliminated from further consideration in this
study. Included here are: (1) a refinery which would not be needed because
of existing capacity in Pennsylvania and New Jersey; (2) pipelines and landfalls
which would be located closer to the actual field; (3) a gas processing plant

for which a Quonset location would be somewhat off-center to the existing

distribution system and also be difficult to site on the former Navy base; and

(4) marine terminals which ordinarily are established to supply a refinery or
load tankers from a landfall site, neither of which would 1ikely occur as
mentioned above. |

Thus, the number of on-shore support activities covered is somewhat
1imited and correspondingly, the socio-economic assessment which follows has

been tailored to reflect the specific nature of these possible uses.

Phasing and Employment

Again drawing on the New England River Basins Commission report, activity

at Quonset Point/Davisville was forecast based on detailed projections of on-shore
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Tland use and employment for each year and for each 0il support activity. These
detailed forecasts -- shown in Appendix B -- were then incorporated into the
broader direct and indirect analyses described in the following chapters.

Two specifically oil-related issues which were addressed bear mentioning
at this point: (1) the question of timing of employment build-up and particu-
1ar]y;withdrawa1, and (2) the concern that non-Rhode Island persons m%ght obtain

the majority of the jobs generated (Table IV-2 below).

TABLE IV-2 COMPARATIVE OIL-RELATED ESTIMATES
TOTAL vs. RESIDENT EMPLOYMENT

Scenario [ Scenario II
Resident Employment Resident Employment
Total Percent Total Percent
Selected Years Employment Number of Total Employment Number of Total
4 760 540 ng 885 605 68%
5 1,025 755 74% 1,165 B15 70%
6 1,635 1,230 75% 1,685 1,260 75%
7 2,040 1,540 75% 2,000 1,515 76%
8 ) 2,410 1,830 76% 2,130 1,615 76%
9 2,125 1,605 76% 2,060 1,580 7%
10 2,250 1,710 76% 2,095 1,610 e
n 2,085 1,590 76% 1,845 1,430 78%
12 2,075 1,605 77% 1,645 1,255 761
13 2,050 1,595 78% 1,350 1,035 77
. W\ * 890 680 76% 270 205 76%
15 660 510 n 190 145 763
20 475 380 803 315 250 79%
25 305 , 245 80% 185 145 78%

Source: NERBC-RALI, Onshore Facilities Related to Offshore 011 and Gas Development-
Estimates for New England; Gladstone Associates. &

Infofmation relating to both of these issues shows that there is a
definite peaking of activity under both high and medium finds from years 7
through f3 wfth a rather significant decline in jobs after that time, an out-
look that poses a policy question for which several trade-offs must be con-
sidered. Firsf, the long term prospect of relatively modest employment is not

an area of concern since the coomitment of land for oil-related uses would
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not be permanent, and valuable waterfront parcels in Davisville and Dogpatch
would be available for re-use. Given these factors and the prospect for in-
tensive industrial development in the short term, we believe it would be
advantageous for the state to continue its marketing efforts to petroleum
support industries.

Also shown in Table IV-2 above is the expected ratio of resident to total
oil-related employment. Of initial concern here was the prospect that petroleum
support industries would utilize Rhode Island residents for only 30-40 percent
of their work force needs. After closely examining available resource ma-
terials -- specifically NERBC-RALI forecasts -- for the types of uses expected
at Quonset Point/Davisville, it would appear this concern is over-stated.
Specifically, the expectation is for 70-80 percent of petroleum support jobs
at Quonset Point/Davisville to go to Rhode Island residents. Thus, the at-
traction of petroleum support industries would significantly improve the state's

current problem with unemployment rather than provide only a marginal number

© of jobs to local residents.

* * %*

As mentioned earlier, the timing and nature of oil-related industry

build-up is incorporated in the direct and indirect impact analyses which

follow. In addition, the detailed methodology and assumptions relating to
this portion of the socio-economic assessment are contained in Appendix B to

this report.
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CHAPTER V
COMPLEMENTARY COMMERCIAL DEVELOPMENT OPPORTUNITIES

In addition to the general manufacturing and petroleum support industries,
an overview analysis of retail, office, hotel and marina marketability was
also undertaken.

Findings presented here rely primarily on previous marketability reports
commissioned by the Department of Economic Deyelopment and identified develop-
ment opportunities (included in the alternative scenarios) which in turn, were
incorporated into the socio-economic assessment.

A brief description of these respective opportunities is contained in the
paragraphs below, and detailed in market and statistical terms in Appendix A.

As with the industrial market overviews presented in the preceding two

chapters, the key conclusions here relate to the scale and timing of new

developments supportable at the Quonset Point/Davisville site. ' &
. , %{3
Retail Outlook Ly &
é§?éﬁz
The Navy departure from North Kingstown dramatically reduced the purcha§1ngfg§
Lt
Q’x ~ :;\“
power in the trade area and severely impacted sa]es by local retailers. TH§§e g
e
adverse impacts were examined in a report entitled Commercial Impact Ana 1¥57%,*
s

Post Road Corridor, North Kingstown, Rhode Island, dated August 1975.

The principal finding is that several years will be required before retail
sales in this corridor return to early 1970's levels. Accordingly, new retail
space will not be supportable at least through 1980 and more likely through 1985,
when area purchasing power -- a function of both the number of households and
their income -- exceeds the capacity of existing retailers to provide ade-

quate services,
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Also considered has been the configuration of the Quonset Point/Davisville
site. Clearly, new retail facilities require frontage on (and visibility and
access fo) Post Road. This means that only the North Mill Creek Parcel will
be suitable for sizeable retail development. Even so, we judge that this loca-
tion does not compare favorably with other possible sites for a future 500,000
square foot regional shopping center -- either physically or in market support
terms. Accordingly, the analysis here has been keyed to a community shopping
center of, at most, 250,000 square feet.

This center could be developed in two phases beginning in. 1990 with
150,000 square feet followed by a 100,000 square foot addition by the year 2000.
While this center would include shopper§ goods outlets mostly -- i.e., general
merchandise, apparel, and furniture -- a major supermafket and other supporting
convenience goods stores would also be represented

- Although many considerations would have to be taken into account before a

final shopping center “"deal" were concluded, we judge a community center of this

: size to be a realistic possibility and have included it in the overall Quonset

Point/Davisville development program.

. QB
office Outlook &
The market for suburban Class A office space in Rhode Island has beed™:s >
ﬁ."@’e’?‘ " ;?
extremely 1imited in the past. With the exception of perhaps two projgé%%ﬁxf
R o

Allendale Insurance and Metropolftan Life -- there has been no significaﬁ%ﬁ
suburban office deve]opment and certainly no speculative space (pre-built
before leasing takes place) built. |

Given the lack of demonstrated market support for such a project, we can
only postulate as to possible Quonset office development over the long term.

Clearly, the site amenities represented by the golf course, airport, and
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potential views of Narragansett Bay make Quonset a potentially attractive loca-
tion for a major office space user. Accordingly, a total of 66 acres near the
golf course, phased over time, has been reserved for possible office uses, and
has been included in the socio-economic assessment.

The implied strategy here would be to dispose this property for office
uses, while simultaneously marketing other portions of the site to industrial
firms. If available industrial land on the.site becomes scarce, then the land
use scheme can be modified to change this office use to light industrial ac-
tivities, if necessary.

On balance, we judge that there is a reasonable probability that office
users can be attracted to this site, and have therefore included it in all of

the development scenarios.

Hotel Qutlook

Similar to office space, demonstrated market support for additional hotel

"rooms at Quonset Point/Davisville is lacking. In the past, modern hotel fa-

cilities have located strictly in close-in locations to Providence and near
tourist attractions such as Newport. This observation was confirmed in two

reports (Market Analysis, Resort Hotel Potentials, Prudence Island Surplus

Property, and Rhode Island Visitors Survey) which indicate limited hotel market

supports from tourism and conventions in the West Bay and for Quonset Point/
Davisville.

Accordingly, hotel development at Quonset will depend almost entire1y on
business visitation generated by new industrial firms at the site. As such,
the possibility for a 150 room hotel project which might be built by Year 10,
assuming that industrial firms locate at Quonset approximately as projected,

has been included in this analysis.
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Marina Outlook

Also shown in the alternative scenarios, the Allen's Harbor Area has been
designated for a 200-s1ip marina. Market supports for this size facility are

well documented in the DED-sponsored report;‘Marinanand‘Pleasure‘Boating

Facilities Study.

Specifically indicated here is that expected demand for slips will greatly
exceed the current and anticipated supply in the foreseeable future. Accordingly,
development prospects for 200 inps'at Allen's Harbor are strong and could be
achieved within the relatively short term -- three years or less.

| * | * *

In sum, appropriate sites and adequate market support have been identified
for these uses at Quonset Point/Davisville. These estimates -- it should be
noted -- are not predictions of what will happen but do provide a sense of
scale and timing of what could happen given anticipated economic and market

conditions. As such, this estimated development has been included in the

. alternative development program and the attendant socio-economic impacts have

been measured, as detailed in Chapters VI and VII following.
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~"CHAPTER VI
" 'EXAMINATION OF DIRECT IMPACTS

Direct impacts indicated in this chapter include a delineation of con-
struction employment benefits arising from site development and a broader
analysis of employment generated in both the short and long term for the
alternative development scenarios.

On this latter point, the number of jobs, occupational/skill level and
annual payroll have been estimated.

Each of these factors is discussed in more detail in the paragraphs below.

Site Development Construction Employment

The cost of developing the Quonset Point/Davisville site has been examined
for each of the three development alternatives. Site development costs include
project-wide infrastructure improvements such as rail spurs, sanitary sewer

costs, storm drainage, and roads in addition to providing utilities and access

- to individual development parcels in bringing these sites to a "ready to use"

state.
Cost estimates were detailed in the Keyes Associates' report and have
béen modified somewhat by the Department of Economic Development. Estimated
revised costs are presented in Table VI-1 on the following page.
As shown, the construction budget for site development ranges from a low
of $16.5 million in Scenario III to a high of $34.7 million in the high find
0il scenario. The primary difference among these scenarios is the cost é§§§
required to provide bulkheading and new finger piers in the medium and high égy‘éz?

&
find scenarios respectively. Besides this major infrastructure item, site éi; 35
Qa

improvements and development costs remain constant throughout the three

alternatives.
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JABLE VI-1 SUMMARY OF SITE REDEVELOPMENT €OSTS
ALTERNATIVE FACILITIES PLAN SCENARIOS
QUONSET POINT/DAVISVILLE

Site Redevelopment Costs (0G0's)

Subarea Scenario [ Scenario I Scenario IIT
Davisville Piers - $  350.9 $ 350.9 $ 350.9
Dog Patch $19,376.2 - $16,191.3 $ 989.8
Flightpath - $ 148.5 $ 148.5 $ 148.5
Warehouse Area $1,782.4 $ 1,945.8 $1,545.8
Gol1f Course Area $ 2,540.2 $ 2,540.2 $ 2,540.2
Personnel Support Area $1,098.0 $ 1,185.1 $ 1,185.1
Revenue Producing Area $ 319.3 $ 319.3 $ 319.3
Kiefer Park Housing Area $ 2,N3.7 $ 2,113.7 $ 2,113.7
North Mill Creek Parcel $1,476.2 $1,476.2 $ 1,476.2
West Davisville Parcel $ 215.6 $ 215.6 $ 215.6
Subtotal $29,421.0 - $26,486.6 $11,285.0

Rail Spur-{Areas 6,7,13) ‘$  956.5 $ 956.5 $ 956.5 -
Sanitary Costs "$ 1,429.8 $1,429.8 $ 1,429.8
Storm Drainage $ 2,863.0 $ 2,863.0 $ 2,863.0
Primary Access Corridor - - -
Subtotal . §5,249.3 $5,249.3 $ 5,245.3
Total $34,670.3 $31,735.9 $16,534.3

Cost per Acre $45,026 $41,214 $21,472

Source: Rhode Island Department of Economic Development; Quonset Point
Jechnical Park Facilities Study, Keyes Associates, March, 1977;
Gladstone Associates.

Based on these budget estimates and using broad “rules of thumb" the
amount of construction employment and payroll have been scaled (Table VI-2),
At the high end under Scenario I, an estimated 4,650 to nearly 6,000
~man months of construction employment would be created by the Quonset capital
improvement program. By comparison, the less expensive site development
under Scenario III would result in approximately 2,200 to 2,850 man months.

In addition, direct construction wages would be substantial under all
these alternatives. For Scenario I, construction wages would be on the order
of $7.3 to $9.4 million, reflecting the assumed labor proportions in the

capital improvements plans. For Scenario III, wages would total between $3.5

and $4.5 million.
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TABLE VI-2 ESTIMATES OF CONSTRUCTION EMPLOYMENT AND PAYROLL
QUONSET POINT/DAVISVILLE FACILITIES PLAN
ALTERNATIVE SCENARIOQS

Scenario I Scenario 11 Scenario 111

Total Construction Costs

(000's) ] $34,670 $31,736 $16,534
Estimated] abor Cost )

(000's) $12,135-$15,602 $11,108-$14, 281 45,787-$7,440
Construction EQVIOyment '

(Man Months)~ 4,650-5,980 4,260-5,470 2,220-2,850
Direct Cong;ructlon Wages ‘

(000°*s)~ $7,280-%9, 360 $6,660-$8,570 - $3,470-$4,460

Y/ Assumes total labor cost is between 35 and 45 percent of the construction
budget. )

2/ Based on total labor cost of $15 per hour and 174 hours per month.
§/ Based on direct wages of $9 per hour and 174 hours per month.

Source: Keyes Associates, Quonset Point Technical Park Facilities Study,
March, 1977; Gladstone Associates.

Patently, the jobs and wages created would provide a substantial boost

to the construction industry which has suffered from high unemployment in

* recent years.

_.Moreover, the benefits would not be limited to the jobs and wages from
this capital improvements program. Rather, costs for materials, equipment

and general overhead in construction firms would also be included in the

. economic benefits. Under the above assumptions, this would total between

55 and 65 percent of the construction budget for each of the alternatives. In
the case of Scenario I, for example, this implies an additional $19.1-$22.5
million added to the state's economy, assuming no leakage to firms outside

of Rhode Island.
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On-Site Employment Created

Given the estimated timetable for on-shore 0il support facilities and
1ikely absorption of industrial and commercial land, the amount of on-site
employment has been estimated for the three development options. Further,
these have been considered in both a short term and long term framework and
are presented as Year 10 and Year 25 respectively.

Employment estiﬁates from new uses at Quonset Point/Davisville arevgiven
below for the marina, shopping cénter, hotel, Air National Guard, office park,
general manufacturing and technical industries, platform fabrication and-
service bases. Existing major users such as Electric Boat, the Port Authority,
and the airport are not included in this summary but are assumed to continue at‘

present levels.

TABLE VI-3 COMPARATIVE SUMMARY OF ESTIMATED EMPLOYMENT FROM NEW USES
QUONSET POINT/DAVISVILLE
YEAR 10

Number of Employees

U_s_e_r_ Scenario | Scenario II Scenario II1
Marina 20 20 20-
Shopping Center -— -— --
Hotel 105 105 105
Air National Guard 205 205 205

Office Park ' 1,000 1,000 1,000

General Manufacturing/, /

Technical Industries~ 2,565 2,565 3,470 _
Platform Fabrication Yard 1,250 1,250 - : f}'
Service Bases 1,270 1,155 -

Total 6,415 6,300 4,800 €§§2§§§

1/ Includes ETectric Boat expansion.

Source: Gladstone Associates
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As shown, the two oi]-re]éted alternatives account for a noticeably
higher amount of new employment by Year 10. While nearly 4,800 jobs are
estimated on-site for Scenario III, as many as 6,300 to 6,400 new jobs are
anticipated for the medium and high find alternatives respective]y; This
reflects two factors: (1) that on-shore petroleum support activity would be
expected to build up more quickly in the early years and begin peaking at
approximately Year 10; and (2) that the prospects for more general industrial
development would not 1ikely match the absorption pace required by petroleum
companies.

Over the longer term, the amount of petroleum-related employment drops
off dramatically as the need for platform fabrication is eliminated and service
base requirements suEside. Under this assumption, new on-site employment would

total between 11,000 jobs in Scenario I and nearly 11,800 jobs in Scenafio II

(Table VI-4)

TABLE VI-4 COMPARATIVE SUMMARY OF ESTIMATED EMPLOYMENT FROM NEW USES
QUONSET POINT/DAVISVILLE
YEAR 25

Number of Employees

User Scenario [ Scenario 11 Scenario Il
Marina 20 20 20
Shopping Center 830 830 830
Hotel ' 105 105 105
Air National Guard 205 205 205
Office Park 2,875 2,875 2,875
Ge¥era'l .Ma nufacturipg/]/

echnical Industries’ 6,550 7,455 7,615
Platform Fabrication Yard -- - -
Service Bases 435 295 ==

Total 11,020 11.785 1,650

1/ Includes Electric Boat expansion.

li
Source: €ladstone Associates
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Under these assumptions, the amount of new on-site employment is comparable
under all scenarios since labor intensive industries would be sought and
encouraged for the site as much as possible, including reuse of previous oil-

related parcels in the later years.

Expected Occupational/Skill Levels

Besides the primary objective of stimulating new employment in the state,
concern has been expressed with respect to the types of jobs created. The
occupational breakdown for the three development alternatives is shown in Table
VI-5 for non-o0il industries. This forecast is consistent with Harbridge House's
recommended industry targeting which seeks 1§bor intensive, skilled and high

paying industrial employment.

TABLE VI-5 SUMMARY OF NQN-OIL RELATED JOBS 8Y QCCUPATIONAL LEVEL
QUONSET POINT/DAVISVILLE
YEAR 25
New Non-0il Employeeslf
Occupational Level o Number Percent
Professional, Technical, Managerial,

Administrative and. Sales Workers 3,750 32z
Clerical and Kindred Workers 2,070 18%
Craftsmen, Foremen and Kindred Workers 1,780 15%
Operatives, Including Transport 3,490 30%
Service Workers 240 2%
Laborers 320 3%

Total 11,650 100%

1/ Does not include existing or expected oil-related users. Does
include Electric Boat expansion.

Note: The above estimates reflect projections for Scenario 11, but the
proportions would remain constant for the other scenarios as well.

Source: Gladstone Associates
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One-third of the new jobs anticipated would be in professional, technical,
managerial, administrative and sales worker classifications with another 18
percent clerical and kindred workers. In addition, 15 percent would be crafts-
men, foremen, and related workers and 30 percent would be operatives most of
whom would be skilled and semi-skilled. |

At this point, the Timitations of using broad industry averages should be
noted. In both the estimates of overall employment and the above occupational
distributions, industry averages have been used without any adjustment for
actual and as yet unknown Quonset operating facilities. Simply stated, the
range of possible facilities that even one company might consider for this site
precludes a precise estimation of both the number of workers needed or their
skills.

Carrying this occupational analysis over to petroleum support industries,
requirements for highly skilled labor are evident in the short term. Specifically,

(Table VI-6) for both medium and high oil finds, professional and administrative

- and skilled workers would be expected to account for more than 65 percent of

total petroleum support emp]oyment.A This translates into more than 1,600
skilled jobs. |

Conversely, the number of unskilled workers required would be approximately

800 under both scenarios or approximately one-third.

Over the long term, these proportions would be reversed, refiecting a
reduction, by Year 25, in the absolute number of employees -in petroleum-related
industries. Thus, while near1y two-thirds of this work force would be classi-
fied as unskilled, this translates into only 185 and 275 workers under medium

and high find options respectively.
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TABLE VI-6 SUMMARY OF OIL-RELATED JOBS BY SKILL LEVEL
QUONSET POINT/DAVISVILLE
YEARS 10 AND 25

Year 10 Fumb:f'dium nggcent Numbe:jmh Figgrcent
Professional and Administrative | 290 12.0% 300 1.9%
Skilled Workers 1,325 §5.1% 1,360 54.0%
Unskilled Workers ’ 790 32.9% 860 34.1%

Total : . 2,405 100.0% 2,520 . 100.0%

Year 25
Professional and Administrative 20 6.9% 30 _ 6.6%'
Skilled Workers 90 29.7% 130 30.4%
Unskilled Workers 185 _63.4% 275 _63.0%

Total 295 100.0% 435 100.0%

Source: Frederic R, Harris, Inc; NERBC-RALI, Onshore Faéi]ities Related to Offshore -
0il1 and Gas Development - Estimates for New England; Gladstone Associates.

Estimated Payroll From New Uses

The aspect of site direct impact follows a similar format as above.

TABLE VI-7 COMPARATIVE SUMMARY OF ESTIMATED PAYROLL FROM NEW USES
QUONSET POINT/DAVISVILLE '
YEAR 10
Payroll (millions)

User ‘ ‘Scemario 1 ~ Scenario 11 Scenario Il
Marina $0.2 $0.2 $0.2
Shopping Center - - --
Hotel $08 $0.8 $0.8
Air National Guard $2.7 $ 2.7 $2.7
Office Park $17.4 $17.4 $17.4
General Manufacturing/ g :

Technical Parkl/ $29.1 $28.1 : $39.4
Platform Fabrication Yard $23.8 $23.8 - -
Service Bases $21.6 $19.6 ' -

Total $95.6 $93.6 $60.5

1/ Includes Electric Boat expansion.

Source: Gladstone Associates -46-



As shown in Table VI-7, short term payroll for the three alternatives
would be an estimated $60 million annually for Scenario III in Year 10 and
more than $90 million for Scenarios I and II. These estimates are carefully
calibrated by cross-tabulating the number of jobs and occupational levels
described in the preceeding paragraphs.

Over the Tong term to Year 25, the estimated payroll of thé three alterna-
tives is more eVen]y balanced. As shown below in Table VI-8, new employment
payroll would reach approximately $140 million under Scenario II and only slightly

lesser levels under the other two alternatives.

TABLE VI-8 COMPARATIVE SUMMARY OF ESTIMATED PAYROLL FROM NEW USERS
QUONSET POINT/DAVISVILLE
YEAR 25

Payroll (Millions)

User Scenario I~ Scenario I1 Scenario 111
Marina $0.2 $ 0.2 $0.2
Shopping Center $ 8.6 $ 8.6 $ 8.6
Hotel $ 0.8 $ 0.8 $0.8
Air National Guard $2.7 $ 2.7 $2.7
Office Park . $38.7 $ .38.7 $38.7
General Manufacturing/ A

Technical Parkd $74.3 $ 84.6 $86.5
Platform Fabrication Yard -- .- -
Service Bases $7.4 $ 5.0 -

Total : $132.7 $140.6 $137.5

)/ Includes Electric Boat expansion,

Source: Gladstone Associates



CHAPTER VII
ASSESSMENT OF INDIRECT IMPACTS

" In this chapter, indirect impacts are addressed for the following three
topics: (1) "multiplier effects" of primary employment generated at Quonset;
(2) levels of "induced" population growth and attendant growth management
issues facing North Kingstown and surrounding West Bay communities; and (3)
specific North Kingstown fiscal costs and benefits arising from reuse of the .
former Navy property.

The discussion of each of these topics extends integrally from the direct
impact analysis presented in the previous chapter. As such, these indirect
impacts are intended to reflecf orders of magnitude rather than pinpoint es-
timates. Patently, to the extent that on-site development varies from the
forecast indicated, associated indirect impacts will be proportionately altered.

For purposes of this discuésion, indirect impacts might be defined as

those occurring off-site as a result of redevelopment activities at Quonset

" Point/Davisville.

Estimated Multiplier Effects

Multiplier effects have been calculated as a function of job spin-off
generated by the introduction of new primary manufacturing jobs in the area.
The secondary jobs would tend to be concentrated in retail trade and certain
professional services whiéh tend to follow new employment and population:
growth. The secondary jobs also include such categories as transportation,
communications, utilities, insurance, real estate, construction and business
services.

As a word of caution, it should be noted that without extensive input/
output analyses, economic multipliers indicate -- at best -- broaq possibilities.

More specifically, without benefit of in-depth understanding of the effected

-48.



geographic area's supporting industry mix and current excess capacity, it is not
possible to definitively forecast the number of new jobs created.

A further complication is the problem of identifying the geographic area
in which this secondary employment generation will occur. For example, while
forecasts of primary employment at Quonset Point/Davisville are reasonably firm,
projecting job "spin-off" within North Kingstown or West Bay locations is neces-
sarily more speculative.

Also of direct bearing is the application of separate multipliers for
manufacturing and oil-related jobs, shown below in Table VII-1. "Spin-off
effects" of 0.6 to 0.7 secondary jobs for each manufacturing job created and
s]ight]y higher rates of 0.6 to 0.8 for oil-related activities are noted, re-
spectively. These alternative ranges simply reflect the fact that the on-
shore petroleum support industries likely will have specialized supply needs ==
such as food catering, tool rental, waste disposal, etc. -- which are not
already in place in Rhode Island. Accordingly, new enterprises will likely be . .
required and will result in slightly higher "spin-offs" than in the case of
manufacturing activities and the back-up supports in place for those functions.

As with the direct impacts, we have estimated the multiplier effects
within both a short-term and long-term framework. Beginning with year 10, we
find that job spin-off estimates range from a low of 2,700 in Scenario III up
to 4,500 in Scenario I. As in the direct impact section, this range reflects
the slower build up of on-site jobs in Scenario III compared with the short-

term petroleum support development.
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ESTIMATED "MULTIPLIER" EFFECT

TABLE VII-1
l JOB SPIN-OFF FROM QUONSET POINT/DAVISVILLE
ALTERNATIVE DEVELOPMENT SCENARIOS
YEAR 10
l Number of On-Site Jobs Multipliers ‘Number of SegondarLJobs
Manufacturing 0il1- Manufacturing 0il- Manufacturing 0il-
& Related Related & Related Related & Related Related Total

l:enario 1 3,565 2,520 0.6-0.7 0.6-0.8 2,100-2,500 1,500-2,000 3,600-4,500
" scenario 11 3,565 2,405 0.6-0.7 0.6-0.8 2,100-2,500 1,400-1,900  3,500-4,400
tcenario 111 4,470 -- 0.6-0.7 0.6-0.8 2,700-3,100 -- 2,700-3,100

ui‘ce:

Woodward-Clyde, Mid- Atlantic Reqional Stucdy, October, 1975; Gladstone Associates.

are reduced.
range for Scenario I1I.

industries in the early years -- in Scenarios I and II -- are

general manufacturing similar to the plan in Scenario III.

As shown in Table VII-2, the Tow end range of 4,

Y. S. Chamber of Commerce, What New Jobs Mean to a Community, 1973; NERBC-RALI, Tech Update 10, November, 1976;

Over the longer term, differences in job spin-off among the three scenarios

800 to 6,900

secondary jobs'in Scenario I is only slightly below that of the 6,300-7,409
Simply put, this reflects the similarity of the three

scenarios over the long-term, as parcels which are used for petroleum support

reused later for

“Source: U.S. Chamber of Commerce, What New Jobs Mean to a Community, 1973; NERBC-RALI,

o Em oEm o oEm o o wm w ew -H

TABLE VI1-2 ESTIMATED “MULTIPLIER" EFFECT
JOB SPIN-OFF FROM QUONSET POINT/DAVISVYILLE
ALTERNATIVE DEVELOPMENT SCENARIOS
YEAR 25
Number of On-Site Jobs Multipliers Number of Secondary Jobs
Manufacturing 0il- Manufacturing 01l- Manufacturing 011-
& Related Related & Related Related & Related Related Total

Scenarfo I 9,425 435 0.6-0.7 0.6-0.8  5,600-6,600 200-300 5,800-6,900
Scenario II 10,330 295 0.6-0.7 0.6-0.8 6,200-7,200 100-200 6, 300-7,400
Scenario III 10,490 . -- 0.6-0.7 0.6-0.8 6.300-7, 300 -- 6,300-7, 300

Tech Update 10,

November, 1976; woodward-ﬂyde. Mid Atlantic Regional Study, October, 1975; G)a stone Associates.



Looking at the above table in more detail, the reasons for this similarity
are readily apparent. Specifically, by year 25, the number of oil-related jobs
in Scenarios I and II is modest. Conversely, the number of manufacturing and
related jobs among the three scenarios is relatively constant, refliecting full
use of the former Navy base and identical usage of a majority of the redeveloped

parcels.

Induced Growth and Attendant Impact$

Analysis of possible induced population growth takes account of three

‘principal factors: (1) "baseline" population forecasts; (2) 1ikely commutation

patterns; and (3) growth management implications.

Baseline Forecasts. Estimates through the year 2000 by the Statewide

Planning Program and Gladstone Associates are presented below in Table VII-3
for the West Bay and North Kingstown. These baseline projections are conditioned
by past trends and take into account a number of key demographic factors such
as fertility and death rates, migration, household size and formations; labor
force participation, etc.

Fﬁndamenta] economic shifts -- such as the attraction of new industry
and the redevelopment of Quonset Point/Davisville -- however, are not specifically

accounted for. Stated in other terms, the estimates below are anticipated in

the West Bay and North Kingstown even if extensive redevelopment at Quonset does

not occur.

As shown; there are some slight differehces between Gladstone Associates
and Statewide Planning Program estimates. In general, the variance can be
explained in terms of Gladstone Associates' having access to more recent data --
such as on household formation and housing occupancy -- than was available at

the time the Statewide Planning Program estimates Were~prepared.
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JABLE VII-3 “BASELINE" POPULATION FORECASTS
NORTH KINGSTOWN AND WEST BAY
1974-2000
West qul/ North Kingstown

_ spp2/ ey spr?/ e Y

1974 56, 300 56,300 20,000 25,000

1980 64,700 63,300 25,300 - 29,700
1985 72,900 .70.700 32,500 37,200
1990 81,900 78,000 40,000 41,300

2000 92,700 89,200 47,900 47,500

1/ Includes North Kingstown, South Kingstown, Exeter,
Narragansett, Jamestown and New Shoreham.

I

Statewide Planning Program, Technical Memorandum #25

3/ Gladstone Associates based on local estimates of
current population levels and anticipated capture of
statewide population growth; for a more detailed des-
cription of this analysis see Rhode Island Military

Housing Report, Gladstone Associates and Stahl/Bennett,
Inc., ﬁovemEer, 1975.

Note: Baseline projections are based heavily on past
trends and do not account for fundamental econo-
mic shifts such as the Quonset Point/Davisville
redevelopment.

Source: Gladstone Associates

On balance, the two sets of projections are quite similar. Specifically,
population levels are expected to be approximately 90,000 in the West Bay by
the year 2000. Indeed, West Bay population would increase by approximately 60
percent over the next 25 years repre§enting an average annual growth of 2.3 to
2.5 pekcent -- for Gladstone Associates and Statewide Planning Program esti-
mates reépective]y -~ which is clearly a wholesome rate of growth compared to
past trends.

Similarly in North Kingstown, population increases are expected to be
significant. While there is some discrepancy as to estimates of present popu-
lation Tevels, forecasts for the year 2000 indicate that nearly 48,000 people

will reside in the community in that year.

-52-



Again, different growth rates are implied in the two estimates. Nonethe-
less, the primary conclusion is that North Kingstown population is expected to
nearly double over the next 25 years. In terms of this discussion on future
socio-economic change, this baseline forecast is significant, reflecting North
Kingstown's increasing role as a bedroom community within the metropolitan
region.

Indeed, there are several current indications of this suburbanizing
pressure, including:

-- The Route 4 extension has generated significant developer interest
in possible housing sites in this corridor on the western edge of
the town;

-- Despite sluggish economic conditions generally, sub-division ac-
tivity -- both applications for new sub-divisions and expansions
of existing ones -- has been notable;

-- Despite the 1973 and 1974 gasoline shortage, commutation from North
Kingstown to employment centers in Providence, Cranston, and Warwick
appears to be increasing; indeed, as new employment accrues to
cities such as Warwick, the commuter's perception of North Kingstown's
excellent accessibility will grow accordingly.

Together, the baseline population projections described earlier and the

above illustrative indications supporting these portend appreciable socio-

economic change for the town. Growth management implications are discussed

more fully below in this chapter, reflecting our judgement that these represent

substantially more significant socio~ecanomic issues for the town than does the

specific indirect impacts arising from the Navy base reuse.

Quonset Point/Davisville Redevelopment and Induced Growth

Redevelopment of Quonset Point/Davisville will result in a large increase
in North Kingstown and West Bay employment -- as described in detail in the

previous chapter -- and in turn will reflect "induced" population growth.
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Two questions must be answered in this respect: (1) How much population
is directly attributable to new employment at Quonset, and (2) How will this
population be distributed geographically among Nortthingstown, the balance of
the West Bay subarea, and other portions of the state?

Aggregate population generated has been estimated based on the following
assumptions: (1) each job represents approximately one household, and (2) average
household size, in general, will be approximately 3.0 persons. Applying thesé
indices to new employment created on-site over the long term, we find that ap-
proximately 33,000 persons would be directly supported by Quonset employment.

Geographic distribution of this population hinées on commutation patterns
of future Quonset Point/Davisvilie employees. Comparative past data and futdre
expectations on commutation (presented in Table VII-4 below) includes informa-
tion from the U.S. Census and Department of Transportation commuter surveys of
five major area employers. Gladstone Associates' estimates for eventual new
Quonset Point/Davisville employment distribution -- based on these data -- are
also included in the table.

As shown below, 1970 commutation to North Kingstown strongly reflects the
Navy presence. Specifically, 65 percent of the people working within the towﬁ
also lived there, reflecting the high concentration of people in Navy group
quarters or military housing. By comparison, the number of people coming to
North Kingstown was diffused among several areas within the state.

Analysis of similar data for Electric Boat during its start-up period
indicates a radically different pattern. Only a small portion of these employees --
approximately 13 percent -- lived in North Kingstown, while nearly a third came
from Kent County, another third from the Urban Center and fully one-fourth from

various distant locations.
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- JABLE ¥II-4 COMPARATIVE EMPLOYEE COMMUTATION PATTERNS
SELECTED WEST BAY AREAS

Gladstone Associates*

. Folglzgrté:n;?:ggign g?;?tﬁ?B::; Foulgfz:jgf'tgnﬁg_yersy E‘s’tif:ates :or QUOE;Et

Place of Residence Number Percent Number Percent Number Percent Number Percent
West Bav | '

Rewinceror west Bay) e chm 8 ap ¢ 1% MM mwm

Subtotal © 8,803 70.7% 3 17.4% 69 4,87  3,850-4,950  35. 45%

Kent County 1,908 15.3% 57 29.2% 769 52.9%  2,750-3,300 >25- 302

Urban Center 1,257 10.0% 55 28.25 465 31.9  2,200-2,750  20- 25%

Balance?/ , 494 a.08  _&9 25.1% 152 10.43 1,100 10%

Tota) 12,458 100.0% 195 100.0% 1,455 100.0% 11,000 100%

Y/ Includes South Kingstown, Narragansett, Exeter, Jamestown and New Shoreham.
2/ Includes commuters from cities and towns from other sections of Rhode Island and from Massachusetts.

3/ Includes Leesona Corp., Leviton, BIF, and Apex. °

&/ -Assumes average for the three scenarios in year 25; estimates reflect anticipated commuter preferences of new

--employees and do not attempt to account for the capacity for cities/towns/subareas to accommodate this growth.

Source: U. S. Census; R. I. Department of Transportation; Gladstone Associates.

Commutation patterns for four major employers in Warwick and West Warwick
show that a majority of these employees 1ive in Kent County. By contrast, less
than 5 perceﬁt live in North Kingstown or other communities in the West Bay.

| Based on this information, we have projected commutation for new employees
at Quonset Point/Davisville by year 25. Specifically, we anticipate that be-
tween 35 and 45 percent of these employees will prefer to live in'West Bay
communities and that most of these will desire North Kingstown locations.
Reasons for this judgement go to: (1) the unlikelihood that employee concen-
trations in North Kingstown would approach the highly concentrated pattern
evidenced during the Navy presence; (2) prospects that, over time, workers will
seek .housing in the same subarea -- i.e., West Bay -- as their place of employ-
ment; and (3) that many workers already established in populated areas of Kent

County and the Urban Center will choose to remain in these areas.
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Analysis of Induced Growth. Combining the baseline forecast described

earlier with the above commutation projections, possible levels of induced
growth are calculated, as presented below in Table VII-5. In terms of the
"inducing effect" it is necessary to determine what proportion of the new

jobs and resulting population would not have located in the West Bay or

Nor_th Kingstown if Quonset were not redeveloped. The range of possible
assumptions here inciude: (1) that the baseline forecasts show sufficient
growth to accommodate this new development; (2) that all jobs at Quonset
Point/Davisville would be unique to this subarea and that therefore the
resulting population growth would be entirely above and beyoﬁd the baseline
projection; and (3) that some proportion of the new jobs and population from

Quonset should be considered as induced growth in the West Béy.

TABLE VII-S. COMPARATIVE POPULATION FORECASTS
’ WEST BAY AND NORTH KINGSTOWN
1974-2000

Including “Induced Growth"

sppl/ &2  Mid Range¥  High Range™

West Bay
1974 56, 300 56,300 56, 300 . 56,300
1985 72,90 70,700 75,500 82,800
2000 92,700 €9,200 97,700 . 107,600
North Kingstown
1974 20,000 25,000 25,000 25,000
1985 32,50 37,200 39,500 44,000
2000 47,900 47,50 51,200 57,800

Y Statewide Planning Program, R.I. Population Projections by County,

City and Town, April, 1975, ot including allowance for major in~
ustrial redevelopment of Quonset.

2/ Gladstone Associates’ forecasts taking account of current popula-
tion estimates for North Kingstown; original forecasts were

contained in R.I. Military Housing Report, November, 1975.

3/ Assumes that one third of the new jobs created at Quonset and the
resulting population growth {s “above and beyond” baseline pro-
g:gltioqfxf:r West Bay; also assumes high end from commutation in

[ -4,

4/ Assumes that 311 of the new jobs created at Quonset.and the
resulting population growth will be “above and beyond" baseline
projections for West Bay; alsp assumes high end from comutation

. In table VII-4.
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Indicated here for the West Bay, therefore, is the previous baseline of
approximately 90,000 people by the year 2000, with potential induced growth
ranging up to more than 107,000 if all the jobs and resulting population is
truly induced. More likely, however, is the mid-range of approximately 97,000
persons, which assumes that two-thirds of the increases would be expected in any
case and that only one-third of the new employment and population is in fact
induced.

Similarly for North Kingstown, the year 2000 baseline is slightly less than
48,000 persons, with a mid and high range of 51,000 ahd 57,000 respectively.
These same estimates are displayed graphically on the chart following, which
illustrate the amount of growth potentially attributable to Quonset Point/
Davisville compared to the normal baseline estimates.

As shown, we judge the most probable population range to be between the
baseline forecasts -- Lines A and B -- and the mid-range induced growth estimate
indicated by Line C. At the same time, we consider that the estimates reflected
by Line D or the high range -- although a possibility -- represent only a remote
probability.

Perhaps the most significant conclusion here is that even'ét the high end,
growth attributable to Quonset Point/Davisville is at most one-half of the in-
crease represented by the baseline projections. In other words, growth pressures
on North Kingstown and the surrounding communities are not tied to the rede-
velopment project but will follow as a result of the normal course of suburban-
jzation on the western side of Narragansett Bay.

In other words, the induced growth levels are likely to magnify already
existing growth pressures, particularly if Quonset land is absorbed faster than

we project and job build up also occurs more rapidly.
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MOST PROBABLE "INDUCED" POPULATION GROWTH

NORTH KINGSTOWN

60,0004
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a. Statewide Planning Program's Baseline
b. Gladstone Associates' Baseline
¢. Mid-Range with Induced Growth
d. High-Range with Induced Growth
- == Current Population Estimates

Most Probable Range

Source: Gladstone Associates

Growth Management Implications. Given the clear growth pressures -- deriving

from both baseline and induced population estimates ~- a series of questions must
be examined with respect to the likely impacts on the town. Simply put, the es-
sential issue concerns the means by which the town would accommodate the identified
growth and the logical implications of the possible alternatives.

Specifically, the town faces some basic policy choices with respect to the
growth scenarios. Future choices include large lot zoning, cluster zoning, con- '

centration of development in certain areas, and more urban forms of development.
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These choices represent a range of possible demands on the town‘s resources
to provide necessary infrastructure and normal municipal services. Capital items
such as new schools, sewer and water lines, and roads would all be required to
accommodate substantially increased population levels. The key question revolves
around the extent to which these items will be required and the town's financial
capacity to provide them.

Of concern here is the town's present policy leanings as reflected by the
comprehensive plan. This plan was predicated on the continued Navy pfesence,
and although the absolute population levels planned for are somewhat comparable
to those discussed above, the means of accommodating this population are dif-
ferent in the plan than would be required now that industrial redevelopment ap-
pears possible. For example, the plan assumed that much of the Navy population
would continue to reside in group quarters or military housing, while it is now
clear that shelter for new population will have to be developed in other sec-
tions of the town if the indicated population increases are to occur.

Moreover, the comprehensive plan tends to reflect a desire for the town to
retain its rural or semi-rural character. While this certainly is a choice
that the town can pursue, the fiscal costs and benefits should be examined in
detail.

For example, although a detailed fiscal impact analysis for various policy
alternatives is beyond the scope of this study, Table VII-6 below points to some
possible cost/benefit trade-offs which should be examined.

Using current assessment practices and tax rates, illustrative costs and
revenues have been calculated. As shown, because of the high education costs
and the greater number of school-aged children likely in large lot sub-divisions,
fiscal cpsts and revenues are clearly out of balance for large lot sub-divisions

compared to townhouses and garden apartments. Although the figures shown here
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are illustrative in nature -- as opposed to pinpoint estimates -- they do reveal

the nature of the fiscal trade-off that the town must consider.

TABLE V1I-6 ILLUSTRATIVE EXAMPLE OF MUNICIPAL COSTS AND REVENUES

TYPICAL RESIDENTIAL PRODUCT TYPES
JOWN OF NORTH KINGSTOWN

Large Lot Single Single Family Attached New Garden
Family Detached Unitl/ Townhouse Unit& Apartment Unit

Estimated Revenyes $1,470 $825 $550
Estimated Costs

SchooTs $2,350 $600 $300

General Fund $ 290 $190 $180

Total 82,640 $790 $480
Net Balance (Deficit) ($1,170) $ 35 $ 70

1/ Assumes sales price of $80,000 for 4 bedroom house on one acre of land, with 1.6 school children

and household size of 4.0 persons.
2/ Assumes sales price of $45,000 for 2 bedroom unit, with 0.4 school children and average household

size of 2.6 persons.
3/ Assumes monthly rent of $250 for 1 bedroom unit, with 0.2 school children and average household

size of 2.5 persons.

Source: Gladstone Associates.

This is the type of analysis -~ recommended in Chapter I ~- which should
be carried out for a series of grthh alternatives. In so doing, policy-makers
in the town can specifically choose the type of suburban development it wishes
to encourage while at the same time being knowledgeable about the magnitude of
the fiscal consequences of the chosen policy. '

The magnitude of this issue cannot be overemphasized, given the high popu-
Tation increases forecast. Patently, if the full amount of population growth
were to be accommodated in large sing1e'fami1y homes, a strong upward pressure
on the town's effective tax rate would result. On the other hand, if an ef-
fective channeling of more urban forms of development would occur, the fiscal

balance might be controlled more effectively.
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In essence, the need for effective growth management is strongly evident

and is likely to be the dominant socio-economic issue in the town in the for-

' seeable future, regardless of whether the redevelopment of Quonset Point/

Davisville occurs as planned.

Town Costs and Benefits from Redevelopment

The attraction of new industry to this site carries with it certain costs
and benefits to the town in the form of municipal services and either real
property taxes, payments in lieu of taxes, or user charges. Estfmates of these
costs and benefits are dependent on the ultimate state policy for developing
the property. Consequently, precise forecasts are not included as part of this
study effort; although possible implications of several opfions are delineated.

As a point of departure, assuming the state is financially capable to fully
develop and operate the site, it would appear that the town's involvement would
be somewhat 1imited. Specifically, on the cost side, the Port Authority would
assume responsibility for most of the major "municipal” activities such as
police and fire protection, road maintenance, etc. On the revenue side, since
the land would be state-owned, the'redeveloped property would not go directly
onto the town's tax role. Rather, revenue to the town would be in the form of
payments in lieu of taxes and user charges.

The policy with respect to these latter revenues has not been articulated
as yet. On the one hand, it is clear that user charges for town owned and
operated facilities -- such as perhaps the sewer plant or water system -- would
be established to offset the town's costs in these matters. In addition, the
town would receive payments in lieu of taxes to offset costs for off-site im-
provements, services, and other indirect impacts as discussed above.

At the other extreme, the state's finanbial position may dictate that

substantial acreage be sold off, théreby generating sufficient cash flow for
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the state to develop and manage the balance of the property. The difference
here is that the property sold would then accrue to the town's tax base and

provide the town with a direct revenue source. At the same time, the town

would 1ikely assume the corresponding responsibility for providing municipal

services. The magnitude of these costs and revenues would clearly be dependent
on the number of parcels the state sold to private interests.

On balance, while revenues would Tikely exceed costs in this situation,
it is difficult to estimate the magnitude of the surplus created. In all |
Tikelihood, however, this surplus wop]d only partially offset the municipal
cost incurred in accommodating the anticipated residential development.

As a final note, it is precisely this type of policy/strategy questions
which should be discussed in detail between the state and the town. The
end result should be a mutually agreed upon policy for the development and
operation of the site.

* * *

This concludes the socio-economic assessment report. The Technical
Appendices which follow are "resource" statistical materials which were
gathered during the course of the analysis and which can be used as input

to economic development policies for Quonset Point/Davisville and Rhode Island.
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TECHNICAL APPENDIX A
BACKGROUND SOCIO-ECONOMIC INDICATORS

“1. Covered Employment

A. State Trends

1.

Total covered employment declined by approximately 3,400 jobs
annually between 1970 and 1971; for 1972-1975, the number of jobs
decreased by 2,500 per year.

This overall decline of approx1mate1y 10,900 jobs between 1970 and
1975 includes the slight recession in 1971, recovery in 1972 and
1973, and the effects of the Navy pull-out and severe recession in
1974 and 1975.

Manufacturing employment in Rhode Island declined by 5,900 jobs or
5.2 percent annually for 1970-1971; the decline continued in 1972-
1975 with a job loss of 2,000 annually or 1.7 percent per year.

By contrast, non-manufacturing employment in the state increased by
2,500 jobs in 1970-1971 and declined only slightly -- by 500 jobs
annually -- between 1972 and 1975.

Over the long term -- for the period 1960 through 1973 -- comparing
Rhode IsTand employment change with that of New England, a slight

lag is evident; specifically, while New England's employment grew

by 2.2 percent annually, the number of jobs in Rhode Island increased
by only 1.9 percent per year; in other words, Rhode Island's share of
New England employment declined from 7.9 percent to 7.6 percent.

Looking at manufacturing employment, we find that Rhode Island has
fared better than the region; during the 1960-1973 period, Rhode Island
Jobs actually increased by 340 per year and New England decreased

by more than 3,500 on average; accordingly, Rhodé Island's share of
manufacturing employment increased from 8.2 percent in 1960 to 8.8
percent in 1973; finally, the fact that Rhode Island's manufacturing
employment is proportionately somewhat higher than its share of total
employment tends to indicate past relative success in attracting and
retaining manufacturing industries in the state.

Similarly examining non-manufacturing employment, a Rhode Island lag
is apparent compared to the New England region; although non-manufac-
turing jobs in Rhode Island increased by nearly 5,100 over the long
term, the 3.0 percent annual grewth rate was noticeably lower than the
3.7 percent rate of increase in all of New England; as a result,

Rhode Island's share of reg1ona] non-manufactur1ng emp1oyment has
declined from 7.6 percent in 1960 to 7.2 percent in 1973.
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I 8. Summary Conclusions

a. Long term Rhode Island employment growth -- for both manufacturing
and non-manufacturing industries -- has been relatively modest,
reflecting moderate economic expansion throughout the New England
region.

Recent declines in total employment and particularly manufacturing
jobs in the state -- as a result of the Navy withdrawal and 1974-
1975 recession -- have magnified the problems associated with an

/ only moderately expanding economy and dramatized the need to con-
tinue efforts to attract new industry and enlarge the state's
economic base.

- s = s
o

B. Central Portion Trends

1. Total employment in the West Bay subarea (see map following for state
subarea definitions) decreased by approximately 200 jobs or 3.2
percent between 1970 and 1971; more recently, relatively rapid employ-
ment increases of more than 800 jobs annually have been experienced.

~ 2. In Kent County, 1970-1971 job increases were on the order of 200 per
year; this growth level has also increased noticeably to approximately
785 new jobs annually or 2.6 percent per year between 1972 and 1975.

3. In the Urban Center the total loss of jobs averaged nearly 2,500
and more than 1,300 annually for 1970-1971 and 1972-1975, respectively.

4. West Bay manufacturing jobs, after decreasing by nearly 400" between
1970 and 1971, grew sharply by nearly 700 new jobs per annum between
1972 and 1975; 1in both Kent County and the Urban Center the number
of manufacturing jobs decreased noticeably in both the 1970-1971 and
1972-1975 period, following the definite pattern of declining manufac-
turing employment throughaut the:state.

5. Non-manufacturing employment increased at healthy rates in both Kent
County and West Bay, accounting for a large proportion of the state's
overall increases in non-manufacturing empioyment in the early 1970's;
in the Urban Center the number of non-manufacturing jobs has remained
relatively stable in the first half of the 1970's.

6. Summary Conclusions

a. The central portion of the state and most particularly the West
Bay and Kent County have been less adversely affected by the recent
economic difficulties experienced throughout the state.

b. Notably, the non-manufacturing industrial sectors in West Bay and
Kent County locations have accounted for disproportionately large
amounts -- on the order of 60-75 percent -- of Rhode Island's
increased non-manufacturing employment.
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II.

c. This indicates a relatively healthy economic condition in these

two subareas and reflects the continuing trend of suburbanization
to these locations, despite somewhat stagnant economic trends for
the state as a whole; simply stated, the West Bay and Kent County
are beneficiaries primarily of intra-migration rather than a part
of overall state growth.

Population
A. State Trends

1.

Between 1960 and 1970, Rhode Island population increased by more than
9,000 persons annually or 1.0 percent. However, with the Navy pull-
out and the beginning of the recession, estimates for 1974 indicate a
net loss of approximately 2,350 persons per year since 1970, repre-
senting an annual decrease of approximately 0.2 percent.

Comparing Rhode Island with New England, we find that the pattern

set by employment trends prevails, with state population growing .
more slowly than the region's; specifically, since 1950, the-state has
averaged a growth rate of 1.0 percent annually while the comparable
rate for New England was 1.3 percent per year; accordingly, Rhode
Island's share of New England population has declined from 8.5 per-

cent in 1950 to 8.0 percent in 1973.

B. Central Portion Trends

1.

C. Summary Conclusions Gy
é&&‘y %

1.

From 1960-1970, the central portion of the state grew by approximately
4,150 persons annually or 0.7 percent; during the 1970-1974 period,
a slight decline has occurred, primarily.as a result of the Navy

pull-out: - i~ :

The Kent County area has exhibited the strongest growth trends, with
nearly 3,000 persons added per year during the 1960's and nearly
2,100 between 1970 and 1974; growth in the West Bay was also very
strong during the 1960's but has declined during the early 1970's;
in both the 1960-1970 and 1970-1974 periods, the Urban Center has
suffered population losses as suburban communities tended to develop
at the expense of older urban cities.

Analyzing the components of population change for 1970-1974, we find
that strong out-migration has occurred; in the West Bay, North Kingstown
suffered major population losses as a direct result of the Navy depar-
ture; in the Urban Center, also, out-migration occurred in Providence,
Pawtucket and Central Falls, indicating that the pattern of suburbani-
zation which began in the 1960's is continuing in the 1970's; by con-
trast, communities in Kent County continue to attract new residents,
with in-migration occurring particularly in Coventry and Warwick.

Kent County and West Bay have accounted for a large proportion @
recent state population increases.
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Iv.

With the exception of North Kingstown -- which lost a large amount

of Navy group quarters population -- West Bay and Kent County com-
munities have been growing as a result of intra-migration within

the state, reflecting continued strong suburbanization in these two
subareas, which is occurring despite moderate population growth state-

wide.

Household Indicators

A. State Trends

1.

Because of the increasing tendency toward smaller households, the
rate of households formations during the 1960's -- 1.3 percent -~
exceeded population growth rates.

Spec1f1ca11y, the number of households increased from approximately
257,000 in 1960 to nearly 292,000 in 1970, an increase of approx1mate1y

3, 460 households each year.

B. Central Portion Trends

1.

Nearly 2,000 of the state's added households accrued to the central
portion of the state; Kent County accounted for nearly half of this
growth while both West Bay and Urban Center subareas experienced
sijzeable gains.

C. Summary Conclusions

1.

As with popu1at1on trends, West Bay and Kent County subareas are the
fastest growing in the state

This reflects the strong migration pattern cited earlier, as population
follows new housing development in these suburban areas.

Personal Income

A. State Trends

1.

Between 1960 and 1970, median family income increased by $400 annually
or 3.9 percent.

This growth level -- in both percentage terms and absolute dollars --
is commensurate with increases in the income experienced in urban
areas throughout the country during the 1960's.

B. Central Portion Trends

1.

Growth in Kent County and West Bay income was particularly strong,
while that in the Urban Center tended to lag behind state growth

norms. .
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Clearly, absolute income in Kent County is much higher than either
the West Bay or urban center; specifically, median income in Kent
County of $15,700 was 12 to 14 percent higher than medians in the
other two subareas.

C.. Summary Conclusions

1

These income trends are a further illustration of increased suburban-
ization of Kent County and West Bay.

Specifically, this refiects the movement of relatively affluent fam{lies
who are able to afford the new housing developed in these two subareas.

V. Industrial Market Conditions

A.

New Construction

1.

2.

State Trends

a.

Between 1966 and 1975, nearly 12.9 miilion square feet of new
industrial space was constructed; annual construction has fluc-
tuated widely with a Tow of 485,000 square feet in 1975 and a
high of 2.1 million square feet in 1966; this reflects business
cycles on a national and regional level.

New construction was slightly more extensive during the late
1960's than in the early 1970's; specifically, approximately
1.4 million square feet of new space was added annually between
1966 and 1970 while an average of only 1.2 million square feet
was constructed in the 1970's. ‘

In terms of industry mix, the largest proportions of new space
were constructed for jewelry and silverware companies (included
in SIC 39), fabricated metals (SIC 34), electrical machinery
SIC 36), and instruments (SIC 38).

Industries not represented or with only minor amounts of new
construction include: petroleum, leather, apparel, wood products,

furniture and paper.

Looking at the size distribution of new plant construction, a large
majority are less than 25,000 square feet; specifically, of approxi-
mately 457 new projects undertaken between 1966 and 1975, 40 per-
cent have been between 5,000 and 10,000 square feet and approximately
34 percent have been 10-25,000 square feet in size; by contrast,
Rhode Island has had very few projects larger than 250,000 square
feet over the last ten years.

Central Portion Trends

Approximately two-thirds of the State's new space has accrued to

the central portion; the Urban Center has captured the largest share
of the three subareas, with new construction totalling more than

5 million square feet between 1966 and 1976; development was also
active in Kent County with 3.4 million square feet constructed; in
the West Bay, only a very minor amount -- 224,000 square feet --
was built, representing less than 2 percent of the state total.
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b. The timing of this new construction indicates a trend toward greater
suburban development over time; average square footage constructed in
both the West Bay and Kent County has increased in more recent years,
in contrast with the dominant trends -- on the state level and for
the Urban Center -~ of greater construction occurring in the late
1960's compared to the 1970's.

c. New construction in the central portion was concentrated essentially
in the same industries as for the state as a whole, namely instruments,
fabricated metals, etc.; other industries also represented included
chemicals and printing firms.

Pfofi1e of Industrial Parks

1.

Existing Rhode Island industrial parks contain approximately 1,900
acres, of which 1,100 or approximately 60 percent are available for
new development.

Within the central portion of the state -- primarily Kent County and
Urban Center -- there is a total of more than 1,000 industrial park
acres, of which more than 600 would be available for new development.

Outside of the central portion. the major industrial park area is the
North-Northwest subarea; by ‘comparison, there is very little indus- .. -
trial park land available in Bristol County, East Bay or Southwest
Rhode Island.

Land designated as industrial "areas" follows a similar pattern as
formally organized industrial parks; throughout the state there are
more than 5,000 acres earmarked for eventual industrial use; approxi-
mately 60 percent or 3,000 of these acres are located in the central
portion of the state; most of this central portion acreage is located
in West Bay communities with considerable acreage also available in
Kent County.

C. Market Outlook for Quonset Point/Davisville

].

Summary of Harbridge House findings (contained in report entitled
Industrial and Commercial Marketability of Surplus Properties in Rhode
Island, April, 1976).

a. The primary purpose of this report was to develop a marketing
strategy to assist the state in its attempts to restructure the

economy .

b. Particular emphasis was placed on high employment growth industries
which tended to be labor intensive and utilize a skilled labor force.

1) A "targeting" process identified the following four-digit SIC
industries: biological products, medicinal chemicals, phar-
maceuticals, small and medium turbines, two-way communications,
medical electronics, technical instruments, and dental equip-

'ment., '
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2) Additionally, Harbridge House identified other potentially
attractive targets for DED's marketing effort; these were
based on such criteria as industries underrepresented in
Rhode Island but growing in New England, additional high
employment growth industries, etc,; included here were:
electrical machinery, printing and publishing, rubber and
plastics, machinery, fabricated metals, chemicals, and glass

and stone.
Forecast of Quonset Point/Davisville Absorption

1) A total of eight years was forecast for absorption of the
entire site; uses include primarily manufacturing but also
substantial amounts of warehousing and office, -with dead
storage slated for the Flightpath and Dogpatch areas.

2) This forecast appears generally optimistic and presumes that
the state's marketing efforts are quite successful; specifically,
assuming the state's total industrial construction in the imme-
diate future is somewhat comparable to the recent past, then
the implied capture at this site approaches 100 percent of the
total development expected in the central portion of the state

during the next eight years.

D. Gladstone Associates' Outlook

1.

We would normally expect that the amount of new industrial construc-
tion would be approximately the same in the future as it has been

in the recent past, barring fundamental changes -- presently unfore-
seen -- in the state and regional economy; if the marketing effort
currently underway is moderately successful, then new construction

should exceed past trends.
Quonset Point/Davisville Capture '

a. The site is potentially attractive for industrial uses; indeed,
industrial redevelopment would be the most compatible with con-
tinuing activities of the former Navy base -- i.e., Electric
Boat and the CBC Active Use Area. '

b. Although the West Bay area has captured only a small portion of
past industrial activity, there are several reasons why this
competitive situation would likely change.

1) In the past, West Bay communities lacked necessary sewer
facilities; in the future, these facilities will be provided,
and specifically there are definite plans to build needed
sewer capacity on-site at Quonset Point/Davisville.

2) In the past, suitably priced land was available in closer~in
suburban and urban areas with better access to local and
regional markets; in the future, this land availability will

1ikely diminish in the Urban Center and Kent County; conversely,
the trend toward suburban locations for new industry-will likely
continue in the West Bay and Quonset Point/Davisville will accord-
ingly be quite-attractive. -



3.

Summary Conclusions

a.

An absorption period of 20 years is forecast for industrial
uses at Quonset Point/Davisville; this reflects essentially
the same parcels being available as assumed in the Harbridge
House report and as have been allocated during the master plan-
ning process; specifically, this includes approximately 600

. acres which -- at an FAR of 0.2 translates into approximately
5.22 million square feet of industrial floor space; this implies
a capture of approximately 20 to 25 percent of new industrial
construction in the central portion of the state, assuming that
‘roughly a continuation of past trends occurs.

VI. Retail Market Conditions

A. Sales Trends

1.

Between 1968 and 1972, retail sales =-- calculated from sales tax
information -- increased by an average of 11 percent annually in

the West Bay and 9.6 percent in Kent County. With the Navy depar-
ture, retail sales in the 1972-1975 period grew by only 0.8 percent
per year in the West Bay and actually declined severely in Kent County
by 7.6 percent per annum.

A longer term trend -- based on the U.S. Census of Business =- for

the West Bay indicates that sales increased by more than $5 million per
yedr -between 1963 .and 1967 and by more than $171.6 million in 1967-1972;
this growth was well distributed among all major retail categories

and reflects healthy population growth and consequent shopping center
development that occurred prior to the Navy departure. .

In Kent County, growth rates ranging from 7.8 percent fo 8.8 percent
per year were experienced for 1963-1967 and 1967-1972 respectively;
notably, dramatic increases in comparison goods sales are evident,
primarilykresu1ting from the development of two major regional malls
in Warwick.

B. Inventory of Market Area Shopping Centers

1. A survey of 16 shopping centers in the West Bay and Kent County was

undertaken; these range in size from neighborhood centers of approxi-
mately 60,000 square feet up to regional facilities such as Warwick
Mall containing 1 million square feet; in all, an inventory of slightly
less than 2.9 million square feet of retail space was identified.

Noticeable vacancies were apparent in Kingston Plaza -Shopping Center --
on Post Road near the former Navy base ~- including 36,000 square
feet in the former Grant's Store and a number of other vacant shops.

=
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3.

Other vacancies were noted at Airport Plaza in Warwick -- with 20,000
square feet available ~-- the Governor Frances Shopping Center also in
Warwick and in Coventry Plaza.

C. Retail Market Qutlook

1.

Summary of Hammer, Siler,.George Associates' findings (contained in
report entitled Commercial Impact Analysis, Post Road Corridor, North
Kingstown, Rhode Island, dated August 1975)

a. The primary purpose of this study was to analyze the impact of
the Navy departure on commercial facilities in the Post Road
corridor; a secondary purpose was to identify potential sources
of funds to assist adversely affected local businesses.

b. A key finding was that new retail space could not likely be developed
in this area until at least after 1980, thereby taking account of
the need for market area purchasing power to grow sufficiently
to support the absorption of substantial vacant space before: ..
new “space would be-supportable.

Outlook for Quonset Point/Davisville
a. Site Evaluation

1) The physical configuration with respect to highway access and
frontage on Post Road tends to preclude the possibility of a
regional -- 300,000 square feet or more -- shopping center.

2) The well-established malls in Warwick will Tikely meet the
regional shopping center needs of the West Bay and Kent
County in the foreseeable future.

3) Even if sufficient market support emerged for another regional
center, it would appear that better competitive sites would be
available.

4) As a maximum, the site would be considered adequate for a com-
munity-sized shopping center -~ up to approximately 250,000
square feet -- to be developed in phases over a long term.

b. Summary Conclusions

1) Based on Hammer, Siler, George Associates' study and the likely
build-up of market area purchasing power, new shopping center
construction does not appear supportable before 1985.

2) Over the longer term, a community center of 250,000 square feet
might be developed in two phases -- of approximately 150,000
and 100,000 square feet respectively -- which take account of
"critical mass" and the build up of purchasing power and poten-
tial sales over time.

AR-10



3) In terms of the types of stores anticipated, the entire
project might consist of one-fourth convenience goods space --
food, drug, eating and drinking, etc. -- and three-fourths
comparison goods outlets -- general merchandise, apparel,
furniture, etc.

VII. Office Market Conditions

A. Past Trends

1. Virtually all existing Class A office space in Rhode Island is
Tocated in downtown Providence; as of 1975, there was a total of
slightly more than 1.7 million square feet in the city, of which
nearly 250,000 or 14 percent was available for lease.

2. The suburban office market in Rhode Island is extremely weak; it
is Timited to a few major buildings such as the Allendale Insurance
and Metropolitan Life projects; significantly, there is no specula-
tive suburban office development of any size.

B. Outlook for Quonset Point/Davisville

1. Site Evaluation

a.

Because of continuing Navy uses and likely intense future .
industrial development, "prestige suburban" office space would
have to be carefully sited on the former Navy base; on balance,
the probability that the Quonset Point/Davisville facility would
capture such office space appears somewhat remote.

Because of the amenities offered by the golf course and the
airport, the development of "industrial office" facilities --
characterized as low rise buildings with large open areas --
appears a more realistic office use for the property.

2. Summary Conclusions

ah

Although definitive market forecasts for office space are not
possible, high quality sites should be reserved for office uses
in the event that major office tenants emerge over the long term;
specifically, this is reflected in the office park designated for
-the area adjacent to the golf course.

If such tenants do not materialize, then the site can.be marketed
for other industrial uses once previously available sites on the
property are absorbed.

VIII. Hotel Market Conditions

A. Past Trends

1. Similar to office space, the market for hotel facilities tends to be
weak in outlying -~ i.e., away from Providence -- areas.

A-11
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IX.

2.

This basic market weakness is evident in considering the components

of hotel demand, which include tourism, convention/business meetings,

and business visitors.

B. Outlook for Quonset Point/Davisville

].

The site is not ideally configured for hotel use; normally, hotel

sites require frontage on and visibility and access from major roads;

designation of hotel use in the interior of the site -- on Roger Williams

Way near the golf course -- is therefore less than ideal.

Summary Conclusions

a. Two reports by Hammer, Siler, George Associates (Market Analysis,

Resort Hotel Potentials, Prudence Island Surplus Property, and
Rhode Island Visitors Survey) indicate extremely Timited hotel

market support from tourism and conventions in the West Bay and

for Quonset Point/Davisville,

b. Market support is therefore limited to the amount of business

visitation that might be generated by new on-site industrial uses;
a modest sized facility would likely capture virtually all of this

demand.

c. In total, approximately 100 to 150 rooms might be built, taking
account of the likely minimum size for hotel projects.

Marina Use

A. Past Trends

1.

Demand for marina facilities is quite strong throughout Rhode Island

and in the West Bay subareas.

Current supply of marina space is insufficient to meet expected growth

in._demand.

B. Outlook for Marina Uses

]'

Summary of report by the Urban Design Group and Economics Research

Associates (entitled Marinas and Pleasure Boating Facilities Studies,

October 1975).

a. This study was an evaluation of overall market demand for marina

facilities as well as an examination of 30 possible sites for
marina development.

b. ‘At Davisville, two-sites were ‘deemed -accéptable for marina

facilities in the Allen Harbor area.and market supports were -

readily identified,

e




S

Ml s am om W

2.

Summary Conclusions

a. A 200 slip marina has been included in the development program
for Allen Harbor and the market supports identified above
indicate that this is an achievable development objective.

b. In terms of the site, the only concern would be some planning to
buffer the marina from potential industrial uses of the Davisville

pier area.

A-13
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